Five-Year
Consolidated Plan
WESTMORELAND COUNTY, PA
FY 2015-2019
Public Display Version
February 10 – March 11, 2015

Prepared by:
The Westmoreland County Department of
Planning and Development
and Mullin & Lonergan Associates, Inc.

FEBRUARY 2015

Table of Contents
Executive Summary....................................................................................................................................... 3
ES-05 Executive Summary - 24 CFR 91.200(c), 91.220(b) ......................................................................... 3
The Process ................................................................................................................................................... 8
PR-05 Lead & Responsible Agencies 24 CFR 91.200(b)............................................................................. 8
PR-10 Consultation - 91.100, 91.200(b), 91.215(l) ................................................................................... 9
PR-15 Citizen Participation...................................................................................................................... 12
Needs Assessment ...................................................................................................................................... 13
NA-05 Overview ...................................................................................................................................... 13
NA-10 Housing Needs Assessment - 24 CFR 91.205 (a,b,c) .................................................................... 14
NA-15 Disproportionately Greater Need: Housing Problems – 91.205 (b)(2) ........................................ 25
NA-20 Disproportionately Greater Need: Severe Housing Problems – 91.205 (b)(2) ............................ 29
NA-25 Disproportionately Greater Need: Housing Cost Burdens – 91.205 (b)(2) .................................. 33
NA-30 Disproportionately Greater Need: Discussion – 91.205(b)(2) ..................................................... 35
NA-35 Public Housing – 91.205(b) .......................................................................................................... 38
NA-40 Homeless Needs Assessment – 91.205(c).................................................................................... 43
NA-45 Non-Homeless Special Needs Assessment - 91.205 (b,d)............................................................ 45
NA-50 Non-Housing Community Development Needs – 91.215 (f) ....................................................... 48
MA-05 Overview ..................................................................................................................................... 51
MA-10 Number of Housing Units – 91.210(a)&(b)(2) ............................................................................. 52
MA-15 Housing Market Analysis: Cost of Housing - 91.210(a) ............................................................... 55
MA-20 Housing Market Analysis: Condition of Housing – 91.210(a)...................................................... 58
MA-25 Public and Assisted Housing – 91.210(b) .................................................................................... 62
Consolidated Plan
OMB Control No: 2506-0117 (exp. 07/31/2015)

WESTMORELAND COUNTY

1

MA-30 Homeless Facilities and Services – 91.210(c) .............................................................................. 67
MA-35 Special Needs Facilities and Services – 91.210(d) ....................................................................... 73
MA-40 Barriers to Affordable Housing – 91.210(e) ................................................................................ 75
MA-45 Non-Housing Community Development Assets – 91.215 (f) ...................................................... 77
MA-50 Needs and Market Analysis Discussion ....................................................................................... 85
Strategic Plan .............................................................................................................................................. 87
SP-05 Overview ....................................................................................................................................... 87
SP-10 Geographic Priorities – 91.215 (a)(1) ............................................................................................ 88
SP-25 Priority Needs - 91.215(a)(2)......................................................................................................... 92
SP-30 Influence of Market Conditions – 91.215 (b) ................................................................................ 95
SP-35 Anticipated Resources - 91.215(a)(4), 91.220(c)(1,2) ................................................................... 96
SP-40 Institutional Delivery Structure – 91.215(k) ................................................................................. 99
SP-45 Goals Summary – 91.215(a)(4) ................................................................................................... 106
SP-50 Public Housing Accessibility and Involvement – 91.215(c) ......................................................... 108
SP-55 Barriers to affordable housing – 91.215(h)................................................................................. 109
SP-60 Homelessness Strategy – 91.215(d)............................................................................................ 112
SP-65 Lead-based paint hazards – 91.215(i) ......................................................................................... 114
SP-70 Anti-Poverty Strategy – 91.215(j) ............................................................................................... 116
SP-80 Monitoring – 91.230 ................................................................................................................... 118

Consolidated Plan
OMB Control No: 2506-0117 (exp. 07/31/2015)

WESTMORELAND COUNTY

2

Executive Summary
ES-05 Executive Summary - 24 CFR 91.200(c), 91.220(b)
1.

Introduction

The purpose of Westmoreland County’s Consolidated Plan (CP) is to guide funding decisions in the next
five years regarding specific federal funds received for housing and community development activities.
The CP is guided by three overarching goals that are applied according to a community’s needs. These
goals are:
•

•

•

To provide decent housing by preserving the affordable housing stock, increasing the availability
of affordable housing, reducing discriminatory barriers, increasing the supply of supportive
housing for special needs households, and transitioning homeless persons and families into
housing.
To provide a suitable living environment through safer, more livable neighborhoods, greater
integration of low and moderate income residents, increased housing opportunities, and
reinvestment in deteriorating neighborhoods and communities.
To expand economic opportunities through more jobs paying self-sufficient wages,
homeownership opportunities, development activities that promote long-term community
viability, and the empowerment of low and moderate income persons to achieve selfsufficiency.

Focus of the Plan
As required by HUD, the identification of needs and the adoption of strategies to address those needs
must focus primarily on low- and moderate-income individuals and households. The CP must also
address the needs of persons with special needs such as the elderly, persons with disabilities, large
families, single parents, homeless individuals and families, and public housing residents.
Structure of the Plan
The Consolidated Plan consists of three major sections: a housing and community development needs
assessment, a housing market analysis, and a strategic plan which identifies those priority housing and
community development needs and strategies that the County plans to address with the available HUD
resources over the next five years. This plan was formulated using HUD’s eConPlan tool, which dictates
the plan’s structure and provides a series of pre-populated tables. Where necessary, the County
updated or supplemented the HUD-provided tables with more accurate or relevant data.
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2.
Summary of the objectives and outcomes identified in the Plan Needs Assessment
Overview
Westmoreland County is committed to allocating funds that serve the needs of low and moderate
income residents. The following strategies have been identified and developed to address various
housing, non-housing community development, and homeless needs over the next five year period.
Priority #1: Expanding the availability of rental housing stock for LMI households
Goal: To increase the supply of decent, affordable rental housing opportunities available for the
County’s lowest-income households through coordination with WCHA, CHDOs, non-profit and for-profit
agencies, and private developers.
Priority #2: Affordable rental assistance for LMI families and seniors
Goal: To allow decent, safe, affordable rental housing for low-income families and seniors.
Priority #3: Housing rehabilitation for LMI homeowners
Goal: To support families and individuals who already own their homes but, due to economic hardship
or excessive cost-burden, are not able to make repairs necessary for critical upkeep and value retention.
This includes emergency repair provisions that will enable LMI homeowners to make immediately
required repairs to their homes.
Priority #4: Increasing homeownership opportunities
Goal: To facilitate increased homeownership opportunities for LMI families and individuals in
Westmoreland County and expand the options available to these groups.
Priority #5: Rehabilitation of rental housing stock
Goal: To restore and preserve existing affordable rental housing units for low-income tenant
households, including those with special needs.
Priority #6: Assisting homeless populations
Goal: To provide stability and opportunity to the County’s homeless populations through work with nonprofit organizations and other public agencies.
Priority #7: Mitigating blight
Goal: To remove the tangible and intangible negative impacts of abandoned and dilapidated properties
on the viability of neighborhoods throughout the County.
Priority #8: Non-housing community development
Goal: To expand and rehabilitate public infrastructure including sanitary sewer facilities, water facilities,
storm water facilities, bridge improvements, street reconstruction, and recreational facilities.
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3.

Evaluation of past performance

The County’s past performance in the administration and implementation of the CDBG, HOME, and ESG
programs has fulfilled the spirit and intent of the federal legislation creating these programs. The County
has facilitated affordability for decent housing, availability and accessibility of suitable living
environments, sustainability of suitable living environments, and the accessibility of economic
opportunities. The following is a summary of Westmoreland County’s past performance as reported to
HUD in the FY2013 Consolidated Annual Performance and Evaluation Report (CAPER), the most recent
report filed.
In FY 2013, Westmoreland County was awarded $3,601,281 in CDBG funds, $851,488 in HOME funds,
and $253,032 in ESG funds. The County was successful in carrying out planned actions that addressed
various needs outlined in its HUD-approved Five Year Consolidated Plan. In addition, Westmoreland
County used 82% of its FY 2013 CDBG expenditures for activities that met one of the three national
objectives under the CDBG regulations. The County’s other investments consisted of expenditures for
general program administration and a Section 108 loan repayment.
In FY 2013, Westmoreland County provided assistance to 31 households through the Tenant Based
Rental Assistance (TBRA) Program, 21 households through its Emergency Housing Rehabilitation
Program, and 730 households through its funding of shelters and temporary lodging for homeless
individuals/households. Two affordable HOME program and low-income housing tax credit projects for
seniors were completed in Hempfield Township (45 units) and Scottdale Borough (32 units).
Westmoreland County continued to fund Homeownership Programs using funds from the HOME
Program, PHFA, and the Neighborhood Stabilization Program. In FY 2013, 4 houses in Jeannette were
constructed and sold to qualified homebuyers. In Monessen, rehabilitation was completed on 3 units.
Under NSP, 2 houses were sold, which enabled the County to meet the program goal of 6 units.
To address homeless needs, the County provided $97,333 in Emergency Shelter Grants (ESG) funds in FY
2013 to several emergency and transitional housing shelters, including the Connect Inc. Welcome Home
Shelter, the Union Mission of Latrobe, the Alle-Kiski HOPE Center, and the Blackburn Center. These
funds also supported the Housing Authority’s Temporary Lodging program. During FY 2013, $292,580
was expended to assist 81 families through the Rapid Re-Housing component of the ESG program.
Westmoreland Community Action has assumed the responsibility for the implementation of the
transitional housing program funded by HUD’s Supportive Housing Program and matching CDBG funds.
During this reporting period, 39 transitional households were assisted. Additionally, the County provided
$30,000 of CDBG funds to help Union Mission, Inc. operate a new shelter in Greensburg that provides 6
units of permanent supportive housing for chronically homeless mentally ill males. All 6 have been
occupied.
Westmoreland County utilized its FY 2013 CDBG allocation for projects that addressed various high
priority needs identified in the 2010-2014 Consolidated Plan. Specifically, the County used its CDBG
funds for the following projects:
Consolidated Plan
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•
•
•
•
4.

Street Improvements - $1,157,633 was expended to reconstruct streets and sidewalks in
various municipalities (11 activities);
Storm Water Facilities - $69,395 was expended (2 activities)
Sanitary Sewer Improvements - $480,041 was expended (2 activities)
Water Facilities - $508,191 was expended (3 activities)
Summary of citizen participation process and consultation process

Westmoreland County has followed its HUD-approved Citizen Participation Plan in the preparation of
the Consolidated Plan. A copy of the County’s Citizen Participation Plan, which includes definitions of the
criteria for amendments to the CP, is on file at the Westmoreland County Department of Planning and
Development and is available for public inspection. In accordance with the Westmoreland County
Citizen Participation Plan, the County held a series of five community development and housing needs
public hearings at various locations across the County. No one attended any of the meetings, nor was
any written comment received. Public notice for the hearings was published in the Tribune-Review. Two
additional opportunities for public comment were held during meetings of the Westmoreland County
Townships Association and the Westmoreland County Boroughs Association. Those meetings were
attended by 23 and 16 people, respectively.
The County also made the decision to encourage a high level of agency consultation in an effort to
demonstrate its commitment to (a) identifying priority needs, and (b) engaging the participation of
public agencies and non-profit organizations in a positive and collaborative manner. A list of
stakeholders was developed, which included public agencies and private non-profit organizations whose
missions included the provision of affordable housing and human and social services to LMI households
and persons. These stakeholders were invited to participate in a series of focus group sessions.
Additionally, public and private agencies which were identified as stakeholders in the process were
asked to complete written questionnaires to provide data on special needs populations such as the
elderly, youth, persons with HIV/AIDS, public housing residents, persons with disabilities, and the
homeless.
In an effort to solicit broader public participation, the County conducted an online survey for residents,
business owners, and service providers to complete regarding their views and opinions on important
housing and community development needs in Westmoreland County. The survey was drafted to
provide guidance to County officials in establishing budget and program priorities for the next several
years, specifically the allocation of federal funds received for housing and community development
activities. County staff encouraged residents to become involved in the planning process, as public
feedback was deemed essential to ensure that the County’s most critical needs were identified.
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5.

Summary of public comments

Attendees at the Township Association meeting identified financial assistance for tap-in fees associated
with sewer and water projects, reconstruction of deteriorated roads, water facilities, reconstruction of
deteriorated bridges, demolition of blighted buildings, and parking facilities as priority needs.
Attendees at the Boroughs Association meeting identified reconstruction of deteriorated roads,
replacement of old and deteriorated water facilities, installation of sanitary sewers, reconstruction of
deteriorated sidewalks, deteriorated housing, and remediation of brownfield sites as priority needs.

6.

Summary of comments or views not accepted and the reasons for not accepting them

All comments or views were accepted.

7.

Summary

See above.
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The Process
PR-05 Lead & Responsible Agencies 24 CFR 91.200(b)
1.
Describe agency/entity responsible for preparing the Consolidated Plan and those
responsible for administration of each grant program and funding source
The following are the agencies/entities responsible for preparing the Consolidated Plan and
those responsible for administration of each grant program and funding source.
Agency Role
Lead Agency

Name
WESTMORELAND
COUNTY

Department/Agency
Department of Planning and Development,
Community Development Division

Table 1 – Responsible Agencies

Narrative
The lead agency for the Consolidated Plan (CP) is the Westmoreland County Department of
Planning and Development. The Division implements a range of affordable housing and community
development activities, including administration of the CDBG, HOME, and ESG programs; preparation of
the CP, the Consolidated Annual Performance Evaluation Report (CAPER), and the Annual Plan; technical
assistance for and collaboration with municipalities, non-profit and for-profit housing developers, and
social service agencies; and rehabilitation and other affordable housing projects.

Consolidated Plan Public Contact Information
Westmoreland County Department of Planning & Development
40 N Pennsylvania Ave
Fifth Floor, Suite 520
Greensburg, PA 15601
Contact: Terri A. Yurcisin, Deputy Director
Phone: (724) 830-3615
Email: tyurcisi@co.westmoreland.pa.us
Web site: http://www.co.westmoreland.pa.us/
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PR-10 Consultation - 91.100, 91.200(b), 91.215(l)
1.

Introduction

The County developed an outreach effort to maximize input from a large cross-section of stakeholders.
This outreach effort included public meetings, published meeting notices, stakeholder meetings, inperson interviews, and telephone interviews.

Provide a concise summary of the jurisdiction’s activities to enhance coordination between
public and assisted housing providers and private and governmental health, mental health
and service agencies (91.215(I)).
Meaningful collaboration as it relates to the development and implementation of housing and
community development programs and services has become increasingly important as the federal
resources available to these programs continue to decline. Collaboration with housing and service
providers helps the County to capture the maximum benefit for each dollar it invests, and ensures that
investments strategically address both short-term needs and advance long-term goals.
Many local entities, such as business organizations, neighborhood-based organizations, lenders and
realtors, and County staff are working to establish a framework for multi-level collaboration at the
neighborhood level to preserve and enhance residential areas. These agencies are proactively recruited
to participate in the development of annual planning processes.

Describe coordination with the Continuum of Care and efforts to address the needs of
homeless persons (particularly chronically homeless individuals and families, families with
children, veterans, and unaccompanied youth) and persons at risk of homelessness
The County is part of the larger Southwestern Pennsylvania area for purposes of planning within the
Continuum of Care (CoC). The regional CoC was established by the state for purpose of applying for HUD
funding through the Stewart B. McKinney programs (Supportive Housing Program, Shelter Plus Care,
etc.).
The Southwest PA CoC will merge with the Northwest Region to form the PA Western Region CoC, with
a PA Western Region CoC governing board and a Northwest RHAB and a Southwest RHAB. There are
seven counties recognized in the SW regional CoC, including Armstrong, Butler, Fayette, Greene,
Indiana, Washington and thirteen counties in the NW CoC, including Crawford, Warren, McKean, Potter,
Mercer, Venango, Forest, Elk, Cameron, Clearfield, Jefferson, Clarion and Lawrence. The merger is
anticipated to take place sometime in 2016.
Over the past 10 years, an evolution of a comprehensive and coordinated continuum of care homeless
assistance system has occurred in the County. During this time, the primary focus of the system has
been on the provision of housing and supportive services in an effort to address the multiple needs of
homeless individuals and families. In 2008, the County’s MH/MR Department completed a Housing Plan
in conjunction with the Westmoreland Coalition on Housing. The Plan focuses on the need for housing
Consolidated Plan
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for patients discharged from Torrance State Hospital, programs for youth in the transitional age trying to
enter into adulthood after exiting the foster care system, and the need for additional permanent
supportive housing units in the County.

Describe consultation with the Continuum(s) of Care that serves the jurisdiction's area in
determining how to allocate ESG funds, develop performance standards and evaluate
outcomes, and develop funding, policies and procedures for the administration of HMIS
Since Westmoreland County does not have its own continuum of care (CoC), it must apply to HUD for
competitive grants through the Southwest Regional Homeless Advisory Board (RHAB) Continuum of
Care. ESG priorities are determined by Westmoreland County’s Department of Planning and
Development, which consults extensively with local homeless service providers. The selected priorities
are: (1) The need for more emergency shelter beds in the Cities of Monessen and New Kensington, (2) A
new youth shelter, especially for youth who have “aged-out” of the juvenile system, (3) Additional
transitional housing for patients discharged from Torrance State Hospital.

2.
Describe Agencies, groups, organizations and others who participated in the process
and describe the jurisdictions consultations with housing, social service agencies and other
entities
County staff consulted with a variety of non-profits, social service providers, community residents, and
governmental agencies to determine the needs of the County and better allocate entitlement resources.
Focus group meetings and interviews were held on December 12, 2014 with affordable/special needs
housing and service providers, business associations, homeless service agencies, community building
organizations, economic development officials, neighborhood groups, health and human service
providers, and other stakeholders. In addition, five advertised public meetings took place on January 6
and 7, 2015.
Table 2 – Agencies, groups, organizations who participated

Identify any Agency Types not consulted and provide rationale for not consulting
There were no types of agencies that the County did not consult, either through focus group meetings,
personal interviews and/or questionnaires.
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Other local/regional/state/federal planning efforts considered when preparing the Plan
Name of Plan

Lead Organization

2014 Westmoreland County
Annual Action Plan

Westmoreland County

2014 Westmoreland County
Consolidated Annual
Performance Evaluation
Report

Westmoreland County

2010 Analysis of
Impediments

Westmoreland County

2014 Housing Policy and Plan

Westmoreland County

How do the goals of your
Strategic Plan overlap with the
goals of each plan?

Goals of the Strategic Plan
relate to previous years’
efforts, adjusting based on
previous outcomes to
maximize benefit of CDBG
and
HOME investments
Goals of the Strategic Plan
relate to previous years’
efforts, adjusting based on
previous outcomes to
maximize benefit of CDBG
and
HOME investments
The current goals and
strategies to overcome
current barriers to fair
housing were influenced by
this plan
Provided supplemental data
analysis for the Needs
Assessment and Market
Analysis sections

Table 3 – Other local / regional / federal planning efforts

Describe cooperation and coordination with other public entities, including the State and any
adjacent units of general local government, in the implementation of the Consolidated Plan
(91.215(l))
Cooperation and coordination with other public entities is important as many of the initiatives that will
be implemented, such as homelessness prevention and economic development initiatives, are regional
in scope by nature. The County will continue to interact with public entities at all levels to ensure
coordination and cooperation in the implementation of the CP and thereby maximize the benefits of the
County’s housing and community development activities for the residents being served.

Narrative (optional):
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PR-15 Citizen Participation
1.
Summary of citizen participation process/Efforts made to broaden citizen participation
Summarize citizen participation process and how it impacted goal-setting
The County’s goal for citizen participation is to ensure broad participation of County residents; housing, economic development, and other
service providers; County departments; nonprofit organizations; neighborhood groups; and other stakeholders in the planning and
implementation of community development and housing programs. As such, the County has laid out a Citizen Participation Plan (CPP) to
broaden citizen participation.
The purpose of the CPP is to establish the process by which citizens, public agencies, and other interested parties can actively participate in the
development of the Consolidated Plan, Annual Action Plan, Substantial Amendments, and the Consolidated Annual Performance and Evaluation
Report (CAPER) and to set forth the County’s policies and procedures for citizen participation.
The Citizen Participation Plan provides for and encourages public participation and consultation, emphasizing involvement by citizens and the
organizations and agencies that serve low/moderate-income person through the use of HUD programs.

Citizen Participation Outreach
Sort Order

Mode of Outreach

Target of Outreach

Summary of
response/attendance

Summary of
comments received

Summary of comments
not accepted
and reasons

Table 4 – Citizen Participation Outreach
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URL (If
applicable)

Needs Assessment
NA-05 Overview
Needs Assessment Overview
Housing needs across Westmoreland County are described in this section in terms of housing problems
by income level, tenure and problems experienced by households with special needs. The Consolidated
Plan uses the Comprehensive Housing Affordability Strategy (CHAS) data developed by the Census
Bureau for HUD. CHAS data is based on the 2007-2011 American Community Survey (ACS) Census and
analyzes households with one or more housing problems (those experiencing overcrowding, lacking
adequate kitchen or plumbing facilities) as well as those experiencing cost burden (paying more than
30% of household income for housing costs) and extreme cost burden (spending over 50% of household
income for housing costs).
Supplemental data was drawn from the 2007-2011 ACS and other sources to provide additional context
when needed. Additionally, the County identified housing needs through a comprehensive public
outreach process that included stakeholder consultation, a survey, public hearings and a review process
designed to meaningfully engage citizens.
In general, renter households, seniors living alone and persons with disabilities are more likely than
other households to have very low incomes, experience worst-case needs, pay more than one-half of
their income for rent and have other housing problems such as living in inadequate or overcrowded
housing.
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NA-10 Housing Needs Assessment - 24 CFR 91.205 (a,b,c)
Summary of Housing Needs
High housing costs often translate to reduced economic opportunities and access to prosperity,
especially among lower-income racial and ethnic minorities. In Westmoreland County, renters are much
more likely than homeowners to experience housing problems, among which cost burden is the most
prevalent. Severely cost burdened renter households earning 30% or less of the HUD Area Median
Family Income (HAMFI) have significant housing needs, as they represent 76.7% of all renters with
housing problems. Among owners, the largest need category was severely cost-burdened households
making 30% or less of the HAMFI, equivalent to less than $19,200. Owner households in this income
category represent were also the most likely to experience at least one housing problem.
HAMFI is the median family income calculated by HUD for each jurisdiction in order to determine fair
market rents and income limits for HUD programs. The 2011 HAMFI for the Greater Pittsburgh
metropolitan area was $64,000. About 51% of households in the County had incomes at or above this
level. Lower incomes were more likely among certain household types, including households with at
least one person between the ages of 62 and 74 (55% below HAMFI), households with at least one
person age 75 or older (79.2% below HAMFI) and households with one or more children age 6 or
younger (56.6% below HAMFI.)
With regard to other housing problems, crowding is less common for homeowner households compared
to renter households. Renter households experiencing overcrowding were concentrated in the lowest
income tiers, while homeowners experiencing overcrowding were spread more evenly throughout the
income brackets under the AMI.
Housing Needs:
In CHAS data, housing problems are broken down into four categories: cost burden, lack of complete
plumbing or kitchen facilities, overcrowding, and zero/negative income. Cost burden and overcrowding
are further subdivided into standard and “severe” problems.
The following points summarize the tables found on the following pages:
Housing Problems by Tenure
•

•

In a trend likely related to the lower median household income among renters ($24,983)
compared to owners ($48,979), renter households are more likely to experience housing
problems. Across the County, 76.3% of households were homeowners in 2011, but only
58.7% of those experiencing housing problems were owners.
Renters outnumber owners in substandard, overcrowded and severely overcrowded
conditions, but owners outnumber renters with regard to cost burden and severe cost
burden.

Cost Burden
Consolidated Plan
OMB Control No: 2506-0117 (exp. 07/31/2015)

WESTMORELAND COUNTY

14

•

•

•

Renters earning below 30% of HAMFI are the most severely cost burdened households.
More than one-quarter of all severely cost burdened households were in this income
category.
Among renters, households making 30-50% of HAMFI were the most likely to pay more than
30% of income on housing costs. Among owners, those making 50-80% of HAMFI were the
most likely. In total, 9,286 renters and 17,544 owners were cost burdened or severely cost
burdened.
About half of cost-burdened owner households were elderly, compared to 28% of costburdened renters. Elderly households comprised 46.3% of severely cost-burdened owners
and 25.6% of severely cost-burdened renters.

Crowding
•

•

Crowding, defined as more than one person per room, is a concern due to lower-income
families “doubling up” and, to some extent, reflects multi-generational living situations.
Single-family households represent 73.1% of crowded households; multiple, unrelated
households only 17.9%.
Crowding is less common among homeowner households compared to renter households.
In total, 355 renter and 203 owner households were considered to be overcrowded.

Demographic Data
Demographic indicators can help determine how housing and community development needs across the
County have changed during the last five years. The following tables are HUD-generated tables within
the IDIS eCon Planning Suite using 2007-2011 ACS and CHAS data. As defined by HUD, “small”
households are those with two to four non-elderly members, and “large” households include five or
more persons.
Reflecting larger regional trends, Westmoreland County lost population between 2000 and 2011, though
at a rate slower than the 2.1% loss among eight surrounding counties. At the same time, the total
number of households climbed by 1.6%, which indicates shrinking household size as household
composition continues to shift out of married-couple families into non-family households.
Households with children fell by 9.8%, while the number of elderly households increased by 3%.
Between 2000 and 2011, the number of persons age 50 and up increased by more than 20,000. As noted
in the County’s Housing Policy and Plan, the expansion of elderly households will require
accommodation in the form of accessible units that are affordable and require minimal maintenance.
Older homeowners living in the four-and five-bedroom structures typical in some boroughs and cities
may need assistance to afford aging in place or may seek location to other arrangements, such as singlelevel living. This is reinforced by the high prevalence of cost burden and severe cost burden among
elderly owners.
Consolidated Plan
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After adjusting for inflation, the countywide median income fell by 1.1%, which along with the rising
housing costs discussed in the Market Analysis section of this Plan suggests that households now have
relatively less buying power.
Demographics
Population
Households
Median Income

Base Year: 2000
369,993
149,813

Most Recent Year: 2011
365,438
152,189

$37,106 (equivalent to
$48,470 in 2011)

$48,979

% Change
-1.2%
1.6%
32% (-1.1%
inflationadjusted)

Table 5 - Housing Needs Assessment Demographics
Data Source:

2000 Census (Base Year), 2007-2011 ACS (Most Recent Year)

Number of Households Table
0-30%
HAMFI
13,445
3,397
370

>30-50%
HAMFI
17,312
4,017
481

>50-80%
HAMFI
23,554
7,234
1,110

>80-100%
HAMFI
13,816
5,604
861

Total Households *
Small Family Households *
Large Family Households *
Household contains at least one
person 62-74 years of age
2,453
4,166
5,778
3,083
Household contains at least one
person age 75 or older
3,330
5,956
5,827
2,281
Households with one or more
children 6 years old or younger *
1,439
1,291
2,304
1,891
* the highest income category for these family types is >80% HAMFI
Data
Source:

2007-2011 CHAS

Consolidated Plan
OMB Control No: 2506-0117 (exp. 07/31/2015)

>100%
HAMFI
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Table 6 - Total Households Table
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Housing Needs Summary Tables
1. Housing Problems (Households with one of the listed needs)
0-30%
AMI

NUMBER OF HOUSEHOLDS
Substandard
Housing Lacking
complete
plumbing or
kitchen
facilities
234
Severely
Overcrowded With >1.51
people per
room (and
complete
kitchen and
plumbing)
45
Overcrowded With 1.01-1.5
people per
room (and
none of the
above
problems)
59
Housing cost
burden greater
than 50% of
income (and
none of the
above
problems)
3,514

Renter
>5080%
AMI

>80100%
AMI

203

288

15

740

74

4

30

19

98

89

64

0

837

214

15

>3050%
AMI

Consolidated Plan
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Owner
>5080%
AMI

>80100%
AMI

46

68

43

231

4

10

25

0

39

212

4

57

74

29

164

4,580

3,462

2,561

1,285

317

7,625

Total

0-30%
AMI

WESTMORELAND COUNTY

>3050%
AMI

Total

17

Housing cost
burden greater
than 30% of
income (and
none of the
above
problems)
Zero/negative
Income (and
none of the
above
problems)
Data
Source:

Renter
>5080%
AMI

>80100%
AMI

2,550

924

0

0

0-30%
AMI

>3050%
AMI

1,132

426

Total

0-30%
AMI

>3050%
AMI

Owner
>5080%
AMI

>80100%
AMI

Total

100

4,706

1,578

2,912

3,607

1,822

9,919

0

426

471

0

0

0

471

Table 7 – Housing Problems Table

2007-2011 CHAS

2. Housing Problems 2 (Households with one or more Severe Housing Problems: Lacks kitchen
or complete plumbing, severe overcrowding, severe cost burden)
0-30%
AMI

>3050%
AMI

NUMBER OF HOUSEHOLDS
Having 1 or
more of four
housing
problems
3,855 1,146
Having none
of four
housing
problems
2,926 4,909
Household
has negative
income, but
none of the
other housing
problems
426
0

Renter
>50>8080%
100%
AMI
AMI

Total

0-30%
AMI

>3050%
AMI

Owner
>5080%
AMI

>80100%
AMI

Total

601

50

5,652

3,532

2,679

1,451

385

8,047

5,934

2,710

16,479

2,254

8,612

15,572

10,691

37,129

0

0

426

471

0

0

0

471

Table 8 – Housing Problems 2
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Data
Source:

2007-2011 CHAS

3. Cost Burden > 30%
0-30%
AMI

NUMBER OF HOUSEHOLDS
Small Related
1,653
Large Related
173
Elderly
1,211
Other
1,952
Total need by
4,989
income
Data
Source:

Renter
>30-50% >50-80%
AMI
AMI

1,246
79
1,096
1,113
3,534

Total

374
20
408
373
1,175

Owner
>30-50% >50-80%
AMI
AMI

0-30%
AMI

3,273
272
2,715
3,438
9,698

1,336
126
2,846
774
5,082

1,482
268
3,024
679
5,453

Total

2,278
340
1,630
763
5,011

5,096
734
7,500
2,216
15,546

Table 9 – Cost Burden > 30%

2007-2011 CHAS

4. Cost Burden > 50%
0-30%
AMI

NUMBER OF HOUSEHOLDS
Small Related
1,271
Large Related
129
Elderly
800
Other
1,583
Total need by
3,783
income
Data
Source:

>3050%
AMI

Renter
>5080%
AMI

348
14
305
270
937

Total

35
0
160
19
214

Owner
>30-50% >50-80%
AMI
AMI

0-30%
AMI

1,654
143
1,265
1,872
4,934

1,107
83
1,626
677
3,493

759
182
1,278
319
2,538

Total

549
49
490
216
1,304

2,415
314
3,394
1,212
7,335

Table 10 – Cost Burden > 50%

2007-2011 CHAS

5. Crowding (More than one person per room)
030%
AMI

NUMBER OF HOUSEHOLDS
Single family
households
59

Renter
>50>8080%
100%
AMI
AMI

>3050%
AMI

Consolidated Plan
OMB Control No: 2506-0117 (exp. 07/31/2015)

73

84

19

Total

235

WESTMORELAND COUNTY

030%
AMI

8

>3050%
AMI

57

Owner
>50>8080%
100%
AMI
AMI

79

29

Total

173
19

Multiple,
unrelated family
households
Other, non-family
households
Total need by
income
Data
Source:

030%
AMI

Total

030%
AMI

>3050%
AMI

Owner
>50>8080%
100%
AMI
AMI

Total

0

20

10

0

30

0

0

20

0

20

45
104

45
138

0
94

0
19

90
355

0
8

10
67

0
99

0
29

10
203

Table 11 – Crowding Information – 1/2

2007-2011 CHAS

0-30%
AMI

Households
with Children
Present

Renter
>50>8080%
100%
AMI
AMI

>3050%
AMI

Renter
>30>5050%
80%
AMI
AMI

Total

0-30%
AMI

Owner
>30>5050%
80%
AMI
AMI

Total

Table 12 – Crowding Information – 2/2

Describe the number and type of single person households in need of housing assistance.
The CHAS data provided by HUD does not describe this category. According to the 2011 Census, 43,779
householders in Westmoreland County were living alone, accounting for approximately 28.6% of all
households. ACS data from 2011 describes single-person households in the County: 28,580 (65.3%) are
women, 20,073 (45.9%) are residents over age 65 and 17,385 (39.7%) are renters. Compared to the
general population, single-person households in the County are more likely to be in these categories.
No data exists to describe the number or percentage of people living alone who need housing
assistance, though it is likely that a substantial portion of the 20,073 single seniors who lived alone in
2011 already require or will require some type of assistance to maintain accessible, affordable housing.
This population cohort and its needs are expected to grow within the next five years.

Estimate the number and type of families in need of housing assistance who are disabled or
victims of domestic violence, dating violence, sexual assault and stalking.
Westmoreland County has a higher percentage of population with a disability than the state or country
as a whole. About 15% of residents reported having at least one disability in 2011, compared to 13.1%
across Pennsylvania and 12% in the United States. That was equivalent to 52,292 persons in the County,
Consolidated Plan
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46.1% of whom were age 65 or older. The most prevalent type of disability was ambulatory, defined as
difficulty walking or climbing stairs, which affected 26,915 people (51.5% of those reporting a disability).
The next most commonly reported disability was independent living, which affected 18,849 people age
18 or up (36% of those reporting a disability).
The supply of housing affordable and accessible to persons with physical disabilities continues to be
limited, especially on the private market. In addition to ensuring that the growing number of elderly
households that include a person with a disability can be accommodated by appropriate housing stock,
there will be a growing need to provide assistance and supportive services that will allow seniors to age
in place. This would include such assistance as accessibility retrofitting and transportation alternatives.
Across Westmoreland County, 26% of people with a disability also live in poverty, compared to only
7.2% of those without a disability. Median earnings for people with a disability were $18,418 compared
to $30,501 for earners without a disability. These figures underscore the struggle that many people with
disabilities experience in finding and maintaining suitable housing.
Though various agencies that serve victims of domestic violence, dating violence, sexual assault and
stalking participated in the development of the Consolidated Plan, none were able to provide data to
quantify housing need among these populations. However, there is a widely acknowledged ongoing
need for confidential emergency re-housing for victims, in addition to connection with supportive
services that would help them transition into and maintain housing conditions suitable for the long
term.

What are the most common housing problems?
Cost burden is the housing problem most commonly experienced across Westmoreland County. In 2011,
there were 9,286 renter-occupied households with housing costs exceeding 30% or 50% of their income,
particularly in the 0%-30% AMI and 31%-50% AMI categories. Cost burden was also a problem for
17,544 owners, though it affects a smaller percentage of the total number of owners than it does for
renters.
As shown in the following cost burden map, the problem is not isolated to any particular region of the
County or type of municipality. While it generally tends to occur in areas with poverty levels higher than
30%, such as neighborhoods in Monessen, Arnold and New Kensington, it also impacts a section of
South Huntingdon Township (poverty rate 13%, 31% cost burdened) and a tract spanning Trafford
Borough and Penn Township for which the poverty rate is 8.5%, but 34.6% are cost burdened. Cost
burden in Westmoreland County affects the lowest-income households, for whom any housing cost
would be burdensome, as well as higher-earning households that maintain expensive homes.
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CPDMap: Percentage of households cost-burdened, 2011
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Are any populations/household types more affected than others by these problems?
Extremely-low-income households are more likely than any other type to suffer housing problems.
While 25.5% of all renters and 17.8% of all owners were cost burdened, overcrowded and/or living in
substandard conditions, this was true of 56.8% of renters making 30% or less of the median income and
61% of owners in that category. In total, 3,855 extremely-low-income renters and 3,532 such owners
faced at least one of those problems. More than two-thirds of all renters with one or more housing
problems were extremely low income.
In addition, as mentioned previously, elderly households are particularly susceptible to cost burden, and
renter households are more likely to experience overcrowding and substandard living conditions.

Describe the characteristics and needs of Low-income individuals and families with children
(especially extremely low-income) who are currently housed but are at imminent risk of
either residing in shelters or becoming unsheltered 91.205(c)/91.305(c)). Also discuss the
needs of formerly homeless families and individuals who are receiving rapid re-housing
assistance and are nearing the termination of that assistance
Even given perceived overall gains in the economic climate since the last Consolidated Plan, a disparity
between housing costs and income levels continues to threaten housing stability for some
Westmoreland County households. While no data exists that would specifically enumerate how many
low-income households are currently at risk of losing their ability to maintain housing, the community
needs survey conducted as part of this process identified emergency shelter as the highest-priority
housing facility or service need within the County, with more than half of respondents classifying it as
“very important.”
Rapid re-housing, as implemented in the County, places a priority on moving someone experiencing
homelessness into permanent housing as quickly as possible, whether that person or family is homeless
as a result of a short-term financial crisis or falls into a category that is perceived as more difficult to
serve. Local data does not exist to describe what happens to participants in this program once assistance
is terminated, but service providers have expressed concern for what happens to clients in the longer
term. Because there is no stay limit in permanent supportive and safe haven housing and many of the
people those programs serve have serious issues that take years to stabilize, the system is clogged. This
could be addressed in part by creating more safe harbor/safe haven beds, as an additional 12 (doubling
capacity) could be filled immediately.

Consolidated Plan
OMB Control No: 2506-0117 (exp. 07/31/2015)

WESTMORELAND COUNTY

23

If a jurisdiction provides estimates of the at-risk population(s), it should also include a
description of the operational definition of the at-risk group and the methodology used to
generate the estimates:
No estimate of at-risk populations is available.

Specify particular housing characteristics that have been linked with instability and an
increased risk of homelessness
Most commonly, a family or individual is at risk of homelessness when living paycheck-to-paycheck
without any savings for sudden emergencies. An example of an individual at risk would be a person with
a mental illness facing the threat of eviction because of improper behavior. If only one lost paycheck, a
small rent increase, one stint of illness, a temporary layoff from work, or one episode can cause people
to lose their housing, then they are considered at risk. Furthermore, those who are vulnerable to
residing in shelters or on the street and are at risk of becoming homeless include:
•
•
•
•
•
•
•
•
•
•

Persons leaving institutions (detox, mental hospitals, prisons, etc.)
Households with incomes less than 30% of the median family income
Households paying in excess of 50% of income for housing costs
Victims of domestic violence
Special needs populations (i.e. persons with AIDS, disabilities, drug and/or alcohol addiction,
etc.)
Single parent head of households who are unemployed
Large low-income families
Renters facing eviction
Homeowners facing foreclosure
Young adults aging out of foster care systems
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NA-15 Disproportionately Greater Need: Housing Problems – 91.205
(b)(2)
Assess the need of any racial or ethnic group that has disproportionately greater need in comparison to
the needs of that category of need as a whole.

Introduction
HUD defines a disproportionately greater housing need as when a racial or ethnic group experiences
housing problems at a rate over 10 percentage points than that of the corresponding income level as a
whole. The data table below summarizes the percentage of each racial/ethnic group experiencing
housing problems by HUD Area Median Family Income (HAMFI) levels. Where the HUD tables below
report AMI, they refer to HAMFI. Housing problems include:
•
•
•

Housing units lacking complete kitchen facilities and/or complete plumbing facilities
Overcrowding (more than one person per room)
Housing costs greater than 30% of income (i.e. cost burden)

According to the 2007-2011 ACS, the total population of Pacific Islanders in Westmoreland County was
54 people (less than 0.01% of the total population), and the total population of American Indian and
Alaska Natives is 370 people (about 0.01% of the total population). Given the relatively low share of
these populations, the estimates from the ACS and CHAS datasets have large margins of error. As such,
these populations are not included in the analysis.
Across all race/ethnicity categories, the percentage of households with a housing problem is high
(72.7%) for the lowest income bracket (0-30% AMI) and decreases as income increases, with 16.2% of
households earning 80-100% AMI experiencing problems. However, the lowest income category is the
only one for which disproportionate need does not exist by race or ethnicity. According to the above
definitions, six racial/ethnic groups across the County experience housing problems at a
disproportionate level:
•
•
•
•
•
•

Black households earning 30-50% AMI
Black households earning 50-80% AMI
Asian households earning 30-50% AMI
Asian households earning 50-80% AMI
Asian households earning 80-100% AMI
Hispanic households earning 80-100% AMI
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Summary table:

Racial/ Ethnic Group
Jurisdiction as a Whole
White
Black/ African American
Asian
Hispanic

0-30%
30-50%
50-80%
80-100%
AMI
AMI
AMI
AMI
% with one or more severe housing problems
72.7%
52.0%
25.8%
16.2%
72.5%
51.5%
25.5%
16.0%
76.1%
64.7%
42.2%
12.8%
25.0%
80.0%
58.3%
46.3%
71.7%
54.5%
17.2%
28.6%

0%-30% of Area Median Income
Housing Problems

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic
Data
Source:

2007-2011 CHAS

Has one or more
of four housing
problems
13,170
11,980
750
8
0
45
165

Has none of the
four housing
problems
4,145
3,790
225
10
4
0
55

Household has
no/negative
income, but none
of the other
housing problems
790
745
10
14
0
0
10

Table 13 - Disproportionally Greater Need 0 - 30% AMI

*The four housing problems are:
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per
room, 4.Cost Burden greater than 30%

30%-50% of Area Median Income
Housing Problems

Jurisdiction as a whole
White
Black / African American
Consolidated Plan
OMB Control No: 2506-0117 (exp. 07/31/2015)

Has one or more
of four housing
problems
10,600
10,035
450
WESTMORELAND COUNTY

Has none of the
four housing
problems
9,770
9,435
245

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
26

Housing Problems

Asian
American Indian, Alaska Native
Pacific Islander
Hispanic
Data
Source:

Has one or more
of four housing
problems

Has none of the
four housing
problems

40
10
0
30

10
0
0
25

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0

Table 14 - Disproportionally Greater Need 30 - 50% AMI

2007-2011 CHAS

*The four housing problems are:
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per
room, 4.Cost Burden greater than 30%

50%-80% of Area Median Income
Housing Problems

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic
Data
Source:

Has one or more
of four housing
problems
7,240
6,960
190
35
29
0
25

Has none of the
four housing
problems
20,785
20,320
260
25
14
0
120

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0
0
0
0

Table 15 - Disproportionally Greater Need 50 - 80% AMI

2007-2011 CHAS

*The four housing problems are:
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per
room, 4.Cost Burden greater than 30%
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80%-100% of Area Median Income
Housing Problems

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic
Data
Source:

Has one or more
of four housing
problems
2,665
2,550
30
25
0
0
30

Has none of the
four housing
problems
13,800
13,340
205
29
40
0
75

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0
0
0
0

Table 16 - Disproportionally Greater Need 80 - 100% AMI

2007-2011 CHAS

*The four housing problems are:
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per
room, 4.Cost Burden greater than 30%
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NA-20 Disproportionately Greater Need: Severe Housing Problems –
91.205 (b)(2)
Assess the need of any racial or ethnic group that has disproportionately greater need in comparison to
the needs of that category of need as a whole.

Introduction
HUD defines a disproportionately greater housing need as when a racial or ethnic group experiences
housing problems at a rate over 10 percentage points than that of the corresponding income level as a
whole. The data table below summarizes the percentage of each racial/ethnic group experiencing severe
housing problems by HUD Area Median Family Income (HAMFI) levels. Where the following HUD tables
report AMI, they refer to HAMFI. Severe housing problems include:
•
•
•

Housing units lacking complete kitchen facilities and/or complete plumbing facilities
Overcrowding (more than 1.5 persons per room)
Housing costs greater than 50% of income (i.e. severe cost burden)

According to the 2007-2011 ACS, the total population of Pacific Islanders in Westmoreland County was
54 people (less than 0.01% of the total population), and the total population of American Indian and
Alaska Natives is 370 people (about 0.01% of the total population). Given the relatively low share of
these populations, the estimates from the ACS and CHAS datasets have large margins of error. As such,
these populations are not included in the analysis.
According to the above definitions, six racial/ethnic groups in the County experience severe housing
problems at a disproportionate level:
•
•
•
•
•
•

Black households earning 0-30% AMI
Asian households earning 30-50% AMI
Asian households earning 50-80% AMI
Asian households earning 80-100% AMI
Hispanic households earning 0-30% AMI
Hispanic households earning 80-100% AMI
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Summary table:
0-30%
30-50%
50-80%
80-100%
AMI
AMI
AMI
AMI
% with one or more severe housing problems
52.2%
18.5%
6.3%
2.7%
51.0%
18.4%
6.1%
2.4%
70.1%
18.0%
14.6%
4.3%
25.0%
80.0%
23.1%
46.3%
63.0%
0.0%
17.2%
0.0%

Racial/ Ethnic Group
Jurisdiction as a Whole
White
Black/ African American
Asian
Hispanic

0%-30% of Area Median Income
Severe Housing Problems*

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic
Data
Source:

2007-2011 CHAS

Has one or more
of four housing
problems

Has none of the
four housing
problems

9,455
8,415
690
8
0
45
145

7,855
7,350
285
10
4
0
75

Household has
no/negative
income, but none
of the other
housing problems
790
745
10
14
0
0
10

Table 17 – Severe Housing Problems 0 - 30% AMI

*The four severe housing problems are:
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than 1.5 persons per
room, 4.Cost Burden over 50%

30%-50% of Area Median Income
Severe Housing Problems*

Jurisdiction as a whole
White
Consolidated Plan
OMB Control No: 2506-0117 (exp. 07/31/2015)

Has one or more
of four housing
problems
3,765
3,590
WESTMORELAND COUNTY

Has none of the
four housing
problems
16,605
15,880

Household has
no/negative
income, but none
of the other
housing problems
0
0
30

Severe Housing Problems*

Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic
Data
Source:

2007-2011 CHAS

Has one or more
of four housing
problems

Has none of the
four housing
problems

125
40
0
0
0

570
10
10
0
60

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0
0

Table 18 – Severe Housing Problems 30 - 50% AMI

*The four severe housing problems are:
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than 1.5 persons per
room, 4.Cost Burden over 50%

50%-80% of Area Median Income
Severe Housing Problems*

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic
Data
Source:

2007-2011 CHAS

Has one or more
of four housing
problems

Has none of the
four housing
problems

1,765
1,660
65
15
0
0
25

26,270
25,620
380
50
45
0
120

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0
0
0
0

Table 19 – Severe Housing Problems 50 - 80% AMI

*The four severe housing problems are:
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than 1.5 persons per
room, 4.Cost Burden over 50%
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80%-100% of Area Median Income
Severe Housing Problems*

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic
Data
Source:

2007-2011 CHAS

Has one or more
of four housing
problems
440
375
10
25
0
0
0

Has none of the
four housing
problems
16,025
15,515
225
29
40
0
105

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0
0
0
0

Table 20 – Severe Housing Problems 80 - 100% AMI

*The four severe housing problems are:
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than 1.5 persons per
room, 4.Cost Burden over 50%
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NA-25 Disproportionately Greater Need: Housing Cost Burdens –
91.205 (b)(2)
Assess the need of any racial or ethnic group that has disproportionately greater need in comparison to
the needs of that category of need as a whole.

Introduction:
HUD defines a disproportionately greater housing need as when a racial or ethnic group experiences
housing problems at a rate over 10 percentage points than that of the corresponding income level as a
whole. Cost burdened is defined as paying 30-50% of the household income to housing, and severely
cost burdened is defined as paying greater than 50% of the household income to housing. The data table
below summarizes the percentage of each racial/ethnic group experiencing cost burden by HUD Area
Median Family Income (HAMFI) levels. Where the HUD tables below report AMI, they refer to HAMFI.
According to the 2007-2011 ACS, the total population of Pacific Islanders in Westmoreland County was
54 people (less than 0.01% of the total population), and the total population of American Indian and
Alaska Natives is 370 people (about 0.01% of the total population). Given the relatively low share of
these populations, the estimates from the ACS and CHAS datasets have large margins of error. As such,
these populations are not included in the analysis.
According to the above definitions, two racial/ethnic groups across the County experienced cost burden
at a disproportionate level:
•
•

Black households paying more than 50% of household income
Hispanic households paying more than 50% of household income

Summary table:

Housing Cost Burden
Jurisdiction as a whole
White
Black / African American
Asian
Hispanic

Consolidated Plan
OMB Control No: 2506-0117 (exp. 07/31/2015)

<=30%
75.0%
75.7%
51.4%
73.9%
62.3%

No /
negative
income (not
3050%
>50% computed)
14.7% 9.8%
0.52%
14.5% 9.3%
0.51%
20.4% 27.9%
0.32%
8.9% 15.5%
1.67%
16.8% 19.8%
1.20%
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Housing Cost Burden
Housing Cost Burden

<=30%

Jurisdiction as a whole
White
Black / African
American
Asian
American Indian,
Alaska Native
Pacific Islander
Hispanic
Data
Source:

2007-2011 CHAS

30-50%

>50%

113,900
110,705

22,290
21,285

14,950
13,585

No / negative
income (not
computed)
790
745

1,585
620

630
75

860
130

10
14

55
0
520

39
0
140

0
45
165

0
0
10

Table 21 – Greater Need: Housing Cost Burdens AMI
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NA-30 Disproportionately Greater Need: Discussion – 91.205(b)(2)
Are there any income categories in which a racial or ethnic group has disproportionately
greater need than the needs of that income category as a whole?
The impact of housing problems across the County varies primarily by income level. However, the
following groups within an income tier and race/ethnicity category experienced problems at a rate at
least 10 percentage points higher than the County as a whole:

Housing problems
•
•
•
•
•
•

Black households earning 30-50% AMI
Black households earning 50-80% AMI
Asian households earning 30-50% AMI
Asian households earning 50-80% AMI
Asian households earning 80-100% AMI
Hispanic households earning 80-100% AMI

Severe housing problems
•
•
•
•
•
•

Black households earning 0-30% AMI
Asian households earning 30-50% AMI
Asian households earning 50-80% AMI
Asian households earning 80-100% AMI
Hispanic households earning 0-30% AMI
Hispanic households earning 80-100% AMI

Cost burden
•
•

Black households paying more than 50% of household income
Hispanic households paying more than 50% of household income

If they have needs not identified above, what are those needs?
The needs among races/ethnicities are indicated above. Income categories have more general needs, as
described in NA-10 and the Housing Market Analysis.

Are any of those racial or ethnic groups located in specific areas or neighborhoods in your
community?
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While Westmoreland County’s population was 95.5% White in 2011, its non-White residents were
heavily concentrated in specific geographic areas. Only four municipalities had non-White populations of
more than 10%: Jeannette (12.3%), Monessen (18.2%), New Kensington (18.7%) and Arnold (27.2%). All
four are older industrial cities with high levels of poverty. Combined, those communities represent 9.9%
of the County’s total population, but 36.6% of its non-White population. Hispanic residents accounted
for only 0.9% of the County’s population in 2011 and were most concentrated in Adamsburg (5.5%) and
Penn Borough (4.4%).
The County will continue to define an area of racial or ethnic concentration as one in which the
percentage of a specific minority or ethnic group is 10 percentage points higher than in the County
overall. By this definition, the cities of Arnold and Monessen qualify as concentrated areas. The County’s
policy approach for the next five years will continue to be balancing reinvestment in its neighborhoods
of greatest need while broadening the availability of affordable housing opportunities in nonconcentrated areas.

Race and Ethnicity by Municipality, 2011
Total
Westmoreland County
Adamsburg borough
Allegheny township
Arnold city
Arona borough
Avonmore borough
Bell township
Bolivar borough
Cook township
Delmont borough
Derry borough
Derry township
Donegal borough
Donegal township
East Huntingdon township
East Vandergrift borough
Export borough
Fairfield township
Greensburg city
Hempfield township
Hunker borough
Hyde Park borough
Irwin borough
Jeannette city
Latrobe city
Laurel Mountain borough
Ligonier borough
Ligonier township
Lower Burrell city
Loyalhanna township

365,438
235
8,138
5,205
475
900
2,441
460
1,806
2,673
2,720
14,495
237
2,355
7,941
683
939
2,502
14,975
43,093
300
470
4,011
9,770
8,418
218
1,534
6,630
11,845
1,706
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White
95.5%
94.0%
98.3%
72.3%
97.7%
97.2%
97.0%
98.5%
98.2%
96.2%
98.9%
97.7%
97.5%
100.0%
97.3%
93.0%
96.5%
99.2%
91.7%
95.9%
95.7%
100.0%
97.6%
87.7%
95.4%
100.0%
97.2%
98.9%
97.2%
99.5%

Black
2.2%
0.0%
0.5%
22.9%
0.0%
1.3%
1.1%
0.7%
0.0%
0.9%
0.0%
1.5%
0.0%
0.0%
0.1%
2.8%
0.0%
0.5%
3.9%
2.2%
0.0%
0.0%
1.1%
6.0%
0.9%
0.0%
0.1%
0.0%
0.4%
0.5%

Asian
0.7%
0.0%
0.1%
0.0%
2.3%
0.0%
0.0%
0.0%
0.0%
1.3%
0.6%
0.1%
0.0%
0.0%
1.0%
0.0%
2.3%
0.0%
1.2%
0.7%
3.0%
0.0%
0.6%
0.5%
2.1%
0.0%
0.0%
0.0%
1.3%
0.0%

WESTMORELAND COUNTY

Other
0.2%
5.5%
0.0%
0.5%
0.0%
0.0%
0.3%
0.4%
0.9%
0.4%
0.0%
0.2%
0.0%
0.0%
0.0%
0.0%
0.0%
0.2%
1.3%
0.3%
0.0%
0.0%
0.0%
0.5%
0.1%
0.0%
2.6%
0.0%
0.2%
0.0%

Multi-Race

Hispanic*

1.3%
0.4%
1.2%
3.8%
0.0%
1.4%
1.4%
0.4%
0.9%
1.2%
0.5%
0.5%
2.5%
0.0%
1.5%
3.8%
0.0%
0.1%
1.6%
0.7%
1.3%
0.0%
0.7%
5.3%
0.6%
0.0%
0.1%
0.9%
1.0%
0.0%

0.9%
5.5%
0.5%
3.0%
1.1%
0.0%
0.7%
0.4%
1.5%
0.8%
0.5%
0.3%
0.0%
0.0%
0.5%
0.0%
0.0%
0.2%
1.3%
2.0%
0.0%
0.0%
2.1%
0.7%
0.3%
0.0%
3.2%
0.1%
0.9%
0.6%

Total
NonWhite
4.4%
5.9%
1.8%
27.2%
2.3%
2.7%
2.8%
1.5%
1.8%
3.8%
1.1%
2.3%
2.5%
0.0%
2.6%
6.6%
2.3%
0.8%
8.0%
3.9%
4.3%
0.0%
2.4%
12.3%
3.7%
0.0%
2.8%
0.9%
2.9%
0.5%
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Madison borough
406
100.0%
Manor borough
3,184
98.8%
Monessen city
7,817
81.9%
Mount Pleasant borough
4,481
95.9%
Mount Pleasant township
10,920
99.1%
Murrysville municipality
19,954
95.6%
New Alexandria borough
610
99.3%
New Florence borough
743
99.7%
New Kensington city
13,257
81.3%
New Stanton borough
2,674
94.8%
North Belle Vernon borough
1,928
93.6%
North Huntingdon township
30,427
98.4%
North Irwin borough
867
97.0%
Oklahoma borough
854
98.6%
Penn borough
615
98.5%
Penn township
19,937
98.7%
Rostraver township
11,392
95.6%
St. Clair township
1,511
99.7%
Salem township
6,635
93.1%
Scottdale borough
4,415
95.0%
Seward borough
456
98.0%
Sewickley township
6,008
99.0%
Smithton borough
570
100.0%
South Greensburg borough
2,078
95.5%
South Huntingdon township
5,823
96.8%
Southwest Greensburg
borough
2,303
94.6%
Sutersville borough
562
99.5%
Trafford borough
3,112
99.8%
Unity township
22,465
98.1%
Upper Burrell township
2,164
97.9%
Vandergrift borough
5,223
93.7%
Washington township
7,407
98.6%
West Leechburg borough
1,453
99.2%
West Newton borough
2,685
98.9%
Youngstown borough
248
100.0%
Youngwood borough
3,079
97.1%
Source: 2011 Five-Year ACS (B02001,
B03003)
* Hispanic ethnicity is counted independently of race.

0.0%
0.0%
12.9%
3.0%
0.0%
0.3%
0.0%
0.0%
9.4%
0.7%
6.2%
0.2%
0.0%
0.2%
0.0%
0.6%
1.3%
0.3%
4.6%
4.4%
0.0%
0.0%
0.0%
1.8%
1.0%

0.0%
0.8%
0.6%
0.6%
0.2%
2.8%
0.0%
0.0%
0.5%
1.4%
0.2%
0.9%
2.4%
0.0%
0.0%
0.3%
0.9%
0.0%
0.9%
0.2%
0.0%
0.2%
0.0%
0.2%
1.8%

0.0%
0.2%
0.4%
0.2%
0.0%
0.0%
0.0%
0.0%
0.8%
0.3%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
1.1%
0.3%
0.0%
0.0%
0.0%

0.0%
0.2%
4.3%
0.4%
0.5%
1.2%
0.7%
0.0%
8.0%
1.1%
0.0%
0.4%
0.6%
1.2%
1.0%
0.4%
2.2%
0.0%
1.4%
0.4%
0.0%
0.5%
0.0%
2.6%
0.3%

0.0%
0.8%
2.4%
0.3%
0.3%
1.1%
0.0%
0.0%
0.7%
1.1%
1.7%
0.6%
1.7%
0.4%
4.4%
0.2%
0.1%
0.0%
0.6%
0.9%
1.1%
0.3%
0.0%
0.2%
0.2%

3.3%
0.0%
0.0%
0.4%
1.1%
4.8%
0.5%
0.0%
0.0%
0.0%
0.8%

0.0%
0.4%
0.2%
0.5%
0.4%
0.3%
0.0%
0.0%
0.4%
0.0%
0.3%

0.0%
0.0%
0.0%
0.1%
0.6%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%

2.1%
0.2%
0.0%
0.5%
0.0%
1.2%
0.9%
0.8%
0.7%
0.0%
1.8%

0.7%
0.0%
0.4%
0.8%
1.2%
0.3%
0.2%
0.0%
1.0%
0.0%
2.1%

0.0%
1.2%
18.2%
4.2%
0.7%
4.3%
0.7%
0.0%
18.7%
3.5%
6.4%
1.5%
3.0%
1.4%
1.0%
1.3%
4.4%
0.3%
6.9%
5.0%
1.1%
1.0%
0.0%
4.6%
3.1%
5.4%
0.6%
0.2%
1.5%
2.1%
6.3%
1.4%
0.8%
1.1%
0.0%
2.9%

The categories of American Indian/Alaska Native and Native Hawaiian/Pacific Islander are not shown here because they
constitute less than 0.1% of total population.
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NA-35 Public Housing – 91.205(b)
Introduction
The Westmoreland County Housing Authority (WCHA) administers public housing and the Section 8 Housing Choice Voucher Program in the
County. WCHA is responsible for the management and maintenance of 1,819 public housing units and 1,855 Section 8 vouchers. The Housing
Authority will continue its efforts to modernize public housing units so as to provide decent, affordable housing in the County to extremely-lowand very-low-income households.
According to WCHA, there are 2,280 applicants on the waiting list for Section 8 housing choice vouchers. The list is currently open. A new Section
8 applicant would remain on the waiting list for more than two years before receiving a voucher. Of those applicants on the waiting list, 41% are
small families of two to four members; 6% are elderly households, and 6% are large families of five persons or more. White applicants make up
the majority of the waiting list, where they comprise 78% of those waiting. An additional 19% are Black, and 3% are classified as other race.
Hispanic households represent 2% of all applicants.
WCHA’s public housing units are located throughout the County and include several scattered site units, town homes, and high-rise apartment
buildings. Of the 1,819 total units, 62.7% are elderly units and 37.3% are family units. In addition, the most common units are one bedroom
(41.5%). Currently, there are 82 (4.5%) units available for people with mobility disabilities and accessible units for persons with sight or hearing
disabilities are provided as needed. The average occupancy rate among the various public housing communities was 92.5%, with many
communities in the high 90s.
The public housing waiting list includes 866 households. WCHA’s local preferences include:
•
•
•
•
•
•
•
•

Victims of domestic violence
Residents of homeless, public or private shelters
Victims of disasters (fire, flood, earthquake, etc.)
Federal, state or local code enforcement, public improvement or development
Graduates or active participants in educational and training programs designed to prepare the individual for the job market
Over-crowded or under-occupied moderate rehabilitation units
Transitional housing program participants
Family unification program referrals exceeding target program allocations
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•
•

Public housing family self-sufficiency program participants maintaining full-time employment for 12 consecutive months while under FSS
contract (limit 5 families per year)
Current members of the U.S. armed forces; veterans who were discharged under circumstances other than dishonorable; spouses;
surviving spouses of veterans; dependent parent or child of a veteran; or divorced spouse of a veteran who is the legal guardian of a child
of a veteran

Of those on the waiting list, 682 (79%) are extremely low income, 140 (16%) are very low income, and 29 (3%) are low-income households. White
applicants comprise 79% of those waiting. An additional 14% of those on the list are Black, eight are Hispanic, and three are another race.
The data tables presented in this section were pre-populated by the HUD eCon Planning Suite. In many instances, the data is either incorrect or
out of date. Where data was available, supplemental information is provided.

Totals in Use
Certificate

# of units vouchers in use

0

ModRehab

103

Public
Housing

1,705

Program Type
Vouchers
Total

Project based

1,700

Tenant based

0

1,605

Special Purpose Voucher
Veterans
Family
Disabled
Affairs
Unification
*
Supportive
Program
Housing

3

81

Table 22 - Public Housing by Program Type
*includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition
Data Source:

PIC (PIH Information Center)
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0

Characteristics of Residents

Certificate

Average Annual Income
Average length of stay
Average Household size
# Homeless at admission
# of Elderly Program Participants
(>62)
# of Disabled Families
# of Families requesting
accessibility features
# of HIV/AIDS program
participants
# of DV victims

Program Type
Public
Vouchers
Housing
Total

ModRehab

Project based

Tenant based

0
0
0
0

8,979
4
1
1

12,978
6
1
29

10,894
6
2
197

0
0
0
0

10,891
7
2
195

0
0

24
33

699
488

273
670

0
0

0

103

1,705

1,700

0
0

0
0

0
0

0
0

Special Purpose Voucher
Veterans
Family
Affairs
Unification
Supportive
Program
Housing

6,620
1
1
2

10,389
1
3
0

272
646

1
0

0
21

0

1,605

3

81

0
0

0
0

0
0

0
0

Table 23 – Characteristics of Public Housing Residents by Program Type

Data Source:

PIC (PIH Information Center)
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Race of Residents
Race

Certificate

White
Black/African American
Asian
American Indian/Alaska
Native
Pacific Islander
Other

ModRehab

Public
Housing

Program Type
Vouchers
Total

Project based

Tenant based

0
0
0

93
8
1

1,453
244
3

1,384
307
4

0
0
0

1,293
303
4

0
0
0

1
0
0

3
2
0

5
0
0

0
0
0

5
0
0

Special Purpose Voucher
Veterans
Family
Disabled
Affairs
Unification
*
Supportive
Program
Housing

3
0
0

78
3
0

0
0
0

0
0
0

0
0
0

0
0
0

*includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition
Table 24 – Race of Public Housing Residents by Program Type

Data Source:

PIC (PIH Information Center)

Ethnicity of Residents
Ethnicity

Certificate

Hispanic
Not Hispanic

0
0

ModRehab

4
99

Public
Housing

19
1,686

Program Type
Vouchers
Total
Project based

15
1,685

0
0

Tenant based

14
1,591

Special Purpose Voucher
Veterans Affairs
Family
Disabled
Supportive
Unification
*
Housing
Program

0
3

1
80

*includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition
Table 25 – Ethnicity of Public Housing Residents by Program Type

Data Source:

PIC (PIH Information Center)
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0
0

Section 504 Needs Assessment: Describe the needs of public housing tenants and applicants
on the waiting list for accessible units:
Section 504 of the Rehabilitation Act of 1973 and 24 CFR Part 8 requires that 5% of all public housing
units be accessible to persons with mobility impairments. Another 2% of public housing units must be
accessible to persons with sensory impairments. WCHA completed its most recent assessment and plan
for Section 504 in September 2007 and continues to work to achieve improved accessibility accordingly.
WCHA will continue to use its public housing capital funds to make Section 504 improvements during
the next five years.
As of January 2015, WCHA’s public housing wait list included 216 households representing persons with
disabilities, though it is uncertain how many of those households will require full accessibility features.
The Section 8 wait list included 541 such households. WCHA’s accessible units have traditionally
represented an important housing option for persons with disabilities due to the lack of readily
physically accessible units among the County’s private rental stock.

Most immediate needs of residents of public housing and Housing Choice voucher holders
The primary need of current WCHA public housing residents is decent, safe and affordable housing,
which the Authority will continue to address by keeping the maximum number of units possible
available and in good condition. The Authority continues to meet additional needs through other
program offerings, such as family self-sufficiency and Hope In Life.
Given a local housing market that is considerably tight, with a rental vacancy rate in 2011 of 4.6%,
Section 8 voucher holders face challenges locating and securing units that are suitable, accessible and
program-eligible. A primary need for this group is adequate landlord participation to ensure that a
variety of units are available, especially in locations connected to employment opportunities and
amenities.

How do these needs compare to the housing needs of the population at large
Persons with disabilities, as reported elsewhere, face barriers that make them more likely than the
overall population to experience poverty and unemployment. The strong need for affordable, accessible
housing among this group means that they are overrepresented among WCHA’s current tenant
households.
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NA-40 Homeless Needs Assessment – 91.205(c)
Introduction:
Westmoreland County continually works toward eliminating chronic homelessness through its Office of
Behavioral Health and Development Services and through coordination with a network of local nonprofit
organizations. The County is part of the larger Southwestern Pennsylvania area for purposes of planning
within the Continuum of Care (CoC). The regional Continuum of Care was established by the state for
purpose of applying for HUD funding through the Stewart B. McKinney programs (Supportive Housing
Program, Shelter Plus Care, etc.).
The Southwest PA CoC will merge with the Northwest Region to form the PA Western Region CoC, with
a PA Western Region CoC governing board and a Northwest RHAB and a Southwest RHAB. There are
seven counties recognized in the SW regional CoC, including Armstrong, Butler, Fayette, Greene,
Indiana, Washington and thirteen counties in the NW CoC, including Crawford, Warren, McKean, Potter,
Mercer, Venango, Forest, Elk, Cameron, Clearfield, Jefferson, Clarion and Lawrence. The merger is
anticipated to take place sometime in 2016
Each year, the Westmoreland Coalition on Housing conducts a count of the persons residing in shelter
and transitional facilities and living unsheltered in the County. In addition, a shelter census is conducted
to determine the utilization of persons in homeless shelters. On January 29, 2014, the Westmoreland
Coalition on Housing conducted its annual count of homeless people in the County. The Point-In-Time
count directed persons to call the 211 information line where operators captured data on the homeless
persons in a standardized survey and directed them to the appropriate resources. In 2013, volunteers
who conducted a survey of sheltered homeless people located 20 individual homeless and 25 homeless
families with children (87 individuals) who were staying in various shelters across the County. Three
persons were veterans, 11 were severely mentally ill, 3 had chronic substance abuse, and 21 were
victims of domestic violence. Three individuals were found to be unsheltered homeless.
The last unsheltered count of homeless people was taken on January 25, 2012. At that time, there were
7 individuals throughout the County that had no place to call home and were not staying in a shelter.
Data on homeless youth was available for the 2010-2011 school year. In 2010-2011, there were 300
homeless students. Of these, 65 (21.7%) were sheltered, 163 (54.3%) were doubled-up, and 31 (10.3%)
were living in a hotel/motel. Only one homeless student was unsheltered.

If data is not available for the categories "number of persons becoming and exiting
homelessness each year," and "number of days that persons experience homelessness,"
describe these categories for each homeless population type (including chronically homeless
individuals and families, families with children, veterans and their families, and
unaccompanied youth):
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Nature and Extent of Homelessness: (Optional)
Race:

Sheltered:

Unsheltered (optional)

Ethnicity:

Sheltered:

Unsheltered (optional)

Estimate the number and type of families in need of housing assistance for families with
children and the families of veterans.
Describe the Nature and Extent of Homelessness by Racial and Ethnic Group.
Describe the Nature and Extent of Unsheltered and Sheltered Homelessness.

Consolidated Plan
OMB Control No: 2506-0117 (exp. 07/31/2015)

WESTMORELAND COUNTY

44

NA-45 Non-Homeless Special Needs Assessment - 91.205 (b,d)
Introduction:
Persons with special needs include the elderly and frail elderly, persons with developmental and physical
disabilities, persons suffering from drug and alcohol addiction, and persons living with HIV/AIDS. Many
persons with special needs also have very low incomes.

Describe the characteristics of special needs populations in your community:
Elderly
Elderly persons are more likely to live on fixed, very low incomes or require special supportive service to
complete their daily routines. This means elderly residents in particular need affordable housing options
and easy access to service providers.
Local stakeholders indicated that the need for affordable senior housing is growing, whether that takes
the form of suitably sized, accessible units with access to amenities or assistance that would allow
elderly residents to age in place. According to CHAS data, 65,556 households in the County contain at
least one person age 62 or over. Over 41.9% of these households are low-income, earning 80% or less of
the area’s median family income. In addition, the Census reported that 24,135 persons 65 years and
over (36.3%) had at least one disability in 2011.
The following figure illustrates the expansion of the County’s elderly population, which follows national
patterns according to the aging of the baby boomer cohort. The median age in the county rose from
41.3 in 2000 to 44.8 in 2011 as the County gained just over 20,000 persons age 50 and over, within the
context of overall population loss.
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Total Population by Age Cohort, 2000 and 2011

People Living with Disabilities
There were 52,292 persons across Westmoreland County reporting a disability in 2011, representing
15% of the population. About 46% of those with a disability were age 65 or older. The most prevalent
type of disability was ambulatory, defined as difficulty walking or climbing stairs, which affected 26,915
people (51.5% of those reporting a disability). The next most commonly reported disability was difficulty
with independent living, which affected 18,849 people age 18 or up (36% of those reporting a disability).
Because both of these disability types are correlated with increasing age and the number of senior
citizens is expected to continue rising, the demand for accessible housing units will grow during the next
five years.
Across Westmoreland County, 26% of people with a disability also live in poverty, compared to only
7.2% of those without a disability. Median earnings for people with a disability were $18,418 compared
to $30,501 for earners without a disability. These figures underscore the struggle that many people with
disabilities experience in finding and maintaining suitable housing.
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Substance Abuse and Addiction
No specific local data on the housing needs of non-homeless persons with alcohol or other addictions is
available. Homeless service providers reported that finding housing for people with substance abuse
issues to transition to independence is difficult.

What are the housing and supportive service needs of these populations and how are these
needs determined?
While it is possible to enumerate the size of populations within each special needs category with the
type of data that appears in this section, it is nearly impossible to accurately quantify the housing needs
of people within these categories. In order to supplement ACS, CHAS and other statistical sources,
various sections of the Consolidated Plan incorporate context from extensive stakeholder consultation,
including interviews and focus groups with agencies serving special needs populations, and citizen input
via a community needs survey and comments received during the public participation process.

Discuss the size and characteristics of the population with HIV/AIDS and their families within
the Eligible Metropolitan Statistical Area:
The number of new cases of HIV/AIDS in Westmoreland County has ranged between five and 10 per
year since 2006, according to the Pennsylvania Department of Health. As of December 31, 2011, 155
persons were living with HIV/AIDS in Westmoreland County. This accounted for 5% of cases in the 11county Southwestern Pennsylvania region and the highest number of cases in any county in the region
outside of Allegheny, which accounted for 75% of the total cases.
A strategic plan published by the AIDS Coalition of Southwestern Pennsylvania in 2012, the latest
available, notes that advances in treatment and support for persons living with HIV/AIDS have turned
the disease into a chronic condition with sharp decreases in mortality. However, focus groups conducted
with this population indicate that there is a strong need for coordinated service provision, including
central and comprehensive information about services. Most case management and care services are
provided by agencies based in Allegheny County, and the Coalition has acknowledged that the shortage
of providers in rural counties “definitely constitutes a barrier to care.”
The Coalition reported the housing status of 2,731 clients as of 2011. The majority, 91.1%, was
permanently housed, while 6.6% were non-permanently housed and 1% lived in institutional settings.
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NA-50 Non-Housing Community Development Needs – 91.215 (f)
Describe the jurisdiction’s need for public facilities:
Through CDBG funds, the County can fund the construction, rehabilitation, or installation of public
facilities. Eligible public facilities include neighborhood facilities (such as educational centers, parks,
recreation centers, and libraries) and facilities for special needs populations (such as homeless shelters,
elderly facilities, or centers for disabled persons). The County has identified the following priorities for
the next five years:
Neighborhood Facilities - Where possible, senior citizen centers and neighborhood centers should be
introduced in neighborhoods.
Parks and/or Recreation Facilities - An important component of any community is its parks and
recreational facilities. There are areas of the County that need additional park space while older urban
parks require improvements. The County will use CDBG funds to improve municipal parks throughout
the area. The County will adhere to the guidelines of the Parks Horizons Plan when possible.
Health Facilities - The County does not currently anticipate providing funding for these issues over the
next five years.
Parking Facilities - Many of the urban centers in Westmoreland County have struggled with
disinvestment and continue to deal with decline. Adequate parking is an important component of the
overall health of any downtown economy. The County will use CDBG funds when appropriate to make
parking improvements that benefit low-income people.
Solid Waste Disposal Improvements - The County does not currently anticipate providing funding for
these issues over the next five years.
Asbestos Removal - The County anticipates continuing previous levels of funding as part of the
countywide demolition program.
Non-Residential Historic Preservation - The County will support and may fund these projects as they
relate to downtown revitalization activities.
Other Public Facilities - The County does not anticipate using its funding for other public facilities
improvements.

How were these needs determined?
Public facility improvements in Westmoreland County are important to supporting the quality of life by
providing adequate space for the provision of services, holding of events that bring the community
together and addressing public safety concerns. In addition, the County’s various public facilities also
support the need for open space and recreation. The County will continue to support its various
community development needs through public facilities improvements.
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Specifically, the selection of these priorities reflects the County’s effort to create broad, lasting positive
community outcomes through eligible activities given the limited resources available. The County
collected details on local need by hosting a series of meetings in various geographic locations and
consulting members of borough and township associations.

Describe the jurisdiction’s need for public improvements:
Through CDBG funds, the County can also fund the construction, rehabilitation, or installation of public
improvements. Public improvements include, but are not limited to, street and sidewalk improvements,
water and sewer installation, and maintenance and ADA compliance construction and rehabilitation. The
County has identified the following priorities for the next five years:
Water/Sewer Improvements
•

•

•

Reconstruct public water distribution systems where old and antiquated lines exist - The County
will continue to use CDBG funds to reconstruct old antiquated water lines in the older areas of
the County where low- and moderate-income residents reside.
Expand public water facilities where there is an inadequate and/or contaminated supply of
private well water - The County will continue to use CDBG funds to expand public water facilities
to areas where low- and moderate-income families reside. This continues to be a high priority in
rural areas of the county where inadequate water supplies cause hardships on families.
Expand the public sanitary sewer systems -The County will continue to use CDBG funds to
extend public sewer lines and improve sanitary sewer systems that benefit low- and moderateincome neighborhoods in conjunction with areas noted in the County comprehensive plan.

Street Improvements - The County will use CDBG funds to reconstruct streets that serve primarily lowand moderate-income neighborhoods.
Sidewalk Improvements - The County will continue to use CDBG funds to improve old and deteriorated
curbs and sidewalks, primarily in the older urban centers where adequate infrastructure is critical to the
proper redevelopment and/or revitalization of commercial and residential neighborhoods.
Sewer Improvements - The County will continue to use CDBG funds to improve storm sewer systems
throughout the County to correct drainage problems that can cause hazardous conditions.
Other Infrastructure Needs - The County will continue to use CDBG funds to address other
infrastructure needs (i.e. repair/replacements of bridges, retaining walls, etc.) throughout the County.

How were these needs determined?
Public infrastructure in many CDBG-eligible areas of Westmoreland County is inadequate for current
demands. Priority projects in the infrastructure category include the reconstruction of streets and
sidewalks that are heavily traveled and in need of repair (including repaving, street lighting, tree
planting, and curb cut improvements). In addition, water and sewer improvements and storm water
management improvements are a high priority in the County. Infrastructure improvement projects will
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contribute to the safety and quality of life of neighborhoods and municipalities throughout the County
and will benefit LMI persons.
Specifically, the selection of these priorities reflects the County’s effort to create broad, lasting positive
community outcomes through eligible activities given the limited resources available. The County
collected details on local need by hosting a series of meetings in various geographic locations and
consulting members of borough and township associations.

Describe the jurisdiction’s need for public services:
Through CDBG funds, the County can fund an array of public services. Eligible public services include, but
are not limited to, homeless services, education and workforce development programs, homebuyer
counseling, elderly care and programs, and child care and health services.
The County’s primary objective is to provide technical support in the pursuit of funding for those
agencies and groups providing the following types of services:
•
•
•
•
•
•
•

Services for persons with disabilities
Homeless services
Substance abuse services
Child care services
Fair housing counseling
Tenant-landlord counseling
Literacy training

In regard to other public services, the County does not anticipate providing for anti-crime initiatives
within the next five-year period. In addition, the County may provide funding for some youth activities
over the next five years through the ESG program and/or through the CDBG program if the need for
such programming increases. With regard to programs for seniors, the County will consider proposals
for senior centers as they are received. The County does not currently anticipate providing funds for
senior services in the next five years.
How were these needs determined?
Although Westmoreland County typically does not support public service activities with CDBG funds, the
County supports the efforts of public service agencies that provide supportive, social, and housing
services to residents of the County. In addition, the County uses ESG funds to assist public service
providers. All of the local social service agencies have been contacted during the planning process to
discuss relevant issues.
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Housing Market Analysis
MA-05 Overview
Housing Market Analysis Overview:
This section of the Consolidated Plan examines existing trends and conditions as they relate to
affordable housing opportunities throughout Westmoreland County. Pre-populated data from HUD’s
eConPlan tool is supplemented with analysis from the County’s recently completed Housing Policy and
Plan.
Generally, during the next five years the County will need to continue to preserve existing affordable
housing units while advancing efforts to create a diverse supply of additional affordable opportunities.
The County will continue to work toward a mix of housing types within each community to
accommodate households of all types and income levels. One key trend driving housing strategies for
the next five years is the increasing mismatch between incomes and housing costs.
Recovery in the market for single-family housing, which represents 80% of the County’s stock, has been
sluggish due to rising land costs and regulatory changes slowing new construction. Suburban
development along major transportation corridors such as routes 30 and 22 has driven the market in
recent years. At the same time, older manufacturing centers have continued to lose inventory to
vacancy, deferred maintenance and demolition. The County’s most affordable stock is concentrated in
its highest-poverty municipalities, many parts of which are dominated by blight. The 2011 home
ownership rate of 76.3% represents a decrease from 78% in 2000, a decline even more pronounced
among lower-income households. This reflects recession-related losses in household income and
changes in the lending environment that have made mortgages more difficult to obtain. A decrease in
rental vacancy corresponds with families being priced out of the sales market, and falling rental vacancy
translates to increased competition for available units.
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MA-10 Number of Housing Units – 91.210(a)&(b)(2)
Introduction
Most housing growth in Westmoreland County is occurring in the large townships and municipalities in
the County’s western half. Some smaller boroughs and cities are also growing rapidly, but the majority
of these communities are losing units. In addition, a number of large townships on the County’s eastern
edge are losing housing units as quickly as higher-poverty riverfront communities.
Single-family housing units are the County’s predominant housing type, representing 79.5% of the
housing inventory in 2011. Multi-family units represented 14.2%, while mobile homes accounted for
6.3%. Westmoreland County has a higher percentage of single-family homes and mobile homes than the
region overall. In Arona, Bolivar, Cook, East Vandergrift and Madison, 95% of all homes were singlefamily. On the other hand, multi-family units are heavily concentrated, with more than one-third of the
County’s entire supply in just four municipalities: Greensburg, Hempfield, Jeannette and New
Kensington.

All residential properties by number of units
Property Type
1-unit detached structure
1-unit, attached structure
2-4 units
5-19 units
20 or more units
Mobile Home, boat, RV, van, etc

Number

111,203
6,038
8,609
5,526
4,448
10,500

Total
Data Source:

%

76%
4%
6%
4%
3%
7%

146,324
2007-2011 ACS

100%

Table 26 – Residential Properties by Unit Number

Unit Size by Tenure
Of the 105,161 owner-occupied homes across the County, 79% consist of three or more bedrooms. This
is in stark comparison to renter-occupied units, of which only 28% include three or more bedrooms.
Especially given the relatively low rental vacancy rate of 4.6% in 2011, this could limit the location
options available for larger lower-income families, who are more likely to rent.

No bedroom
1 bedroom
2 bedrooms
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Number

Owners

72
1,895
20,429

%

0%
2%
19%

WESTMORELAND COUNTY

Number

Renters

805
7,353
12,715

%

3%
25%
44%
52

Owners

3 or more bedrooms
Total
Data Source:

Number
82,765
105,161

2007-2011 ACS

%

Renters

79%

Number
8,217

100%

29,090

%

28%
100%

Table 27 – Unit Size by Tenure

Describe the number and targeting (income level/type of family served) of units assisted with
federal, state, and local programs.
Westmoreland County Housing Authority owns and operates 1,819 public housing units, in addition to
administering 1,855 tenant-based vouchers and more than 1,500 units of privately assisted housing,
which include tax credit and other subsidized private developments. These figures remain substantially
unchanged as reported in HUD’s 2012 Picture of Subsidized Housing, which tallies 1,819 public housing
units and 1,538 project-based Section 8 units. Additionally, HUD reports 357 units subsidized through
Section 236, 312 units funded through “other” federal multi-family housing sources and 524 units
subsidized through the use of Low-Income Housing Tax Credits (LIHTC).
The County administers a variety of housing programs to assist low- and moderate-income residents to
afford and maintain housing. These are funded primarily through federal Community Development
Block Grant, HOME Investment Partnerships and Emergency Solutions Grants programs, through which
the County utilizes public funds to address the priority needs and specific objectives identified in the
Consolidated Plan.
The County has completed a broad range of affordable housing investments, including (but not limited
to) rental townhouses in built-up urban areas, assistance for single-family homeowners, a range of
emergency, transitional and permanent housing and supportive services for the homeless and the
stabilization of foreclosed homes in tipping-point neighborhoods. Between FY 2008 and FY 2012,
through a combination of HUD entitlement funding, Act 137 funds, Neighborhood Stabilization Program
funds and program income, the County invested more than $2.8 million in homeownership projects,
$2.1 million in housing rehabilitation, an additional $1.1 million in emergency rehabilitation and $7.4
million in new rental housing. These investments of local, state and federal dollars have leveraged more
than $52.6 million in private investment since 2008 and have created a total of 777 new and
rehabilitated affordable housing units.

Provide an assessment of units expected to be lost from the affordable housing inventory for
any reason, such as expiration of Section 8 contracts.
A review of affordability restrictions at six LIHTC sites conducted in 2012 indicated that all units therein
will remain held to affordable rent prices for at least 10 years, with the exception of Eastmont Estates, a
100-unit development in Greensburg, where the compliance period has expired and affordability is
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maintained through HUD and PHFA regulatory agreements that would likely lift if the property’s
mortgages were paid off. Because significant government funding has been invested in tax credit
properties, this type of housing is some of the most affordable in the County. The County will continue
to monitor expiring contracts over the next five years to assess if and when any units could be lost and
what actions the County could take to preserve these units.

Does the availability of housing units meet the needs of the population?
No. Given the continually declining availability of federal, state and local funds to support affordable
housing, it is unlikely that the inventory of subsidized housing within the County will keep pace with
demand. Because it is generally unprofitable in the absence of subsidy to develop units that would be
affordable to households making less than 80% of the median household income in Westmoreland
County, the market will not take care of itself.

Describe the need for specific types of housing:
Based on prior narrative in this plan regarding the housing needs of various populations, there is a
persistent need for safe, decent and affordable housing throughout Westmoreland County. Specifically,
there is a strong need for rental housing affordable to households making less than 80% of the median
income, and practical options are needed to ensure that the growing number of elderly households can
either age in place or be accommodated in smaller, accessible and low-maintenance units.
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MA-15 Housing Market Analysis: Cost of Housing - 91.210(a)
Introduction
While the majority of the County’s rental units had contract rent (exclusive of utilities) set at or below
$500 in 2011, housing costs represent an ongoing struggle for the lowest-income households. According
to HUD, the 2011 Fair Market Rent (FMR) in Westmoreland County for a two-bedroom apartment was
$700. In order to afford this level of rent and utilities – without paying more than 30% of income on
housing – a household must earn $2,333 monthly or $28,000 annually. Assuming a 40-hour work week,
52 weeks per year, this level of income translates into a “Housing Wage” of $13.46.
In Pennsylvania, a minimum-wage worker earns an hourly wage of $7.25. In order to afford the FMR for
a two-bedroom apartment, a minimum wage earner must work 74 hours per week, 52 weeks per year.
Alternatively, a household must include 1.9 minimum-wage earners working 40 hours per week yearround in order to make the two-bedroom FMR affordable.

Cost of Housing
In Westmoreland County, increases in median household income between 2005 and 2011 significantly
lagged increases in median rent and median home value, demonstrating a decrease in the ability of
households to afford housing. By 2011, income increased 7.3%, yet median rent and home value had
increased by 25.2% and 24%, respectively.

Median Home Value
Median Contract Rent

Base Year: 2000
$87,600
$348

Most Recent Year: 2011
$130,800
$461

% Change
49%
32%

Table 28 – Cost of Housing
Data Source:

2000 Census (Base Year), 2007-2011 ACS (Most Recent Year)

Changes in Income and Housing Costs, 2005-2011
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Rent Paid
Less than $500
$500-999
$1,000-1,499
$1,500-1,999
$2,000 or more

Number

17,851
10,300
405
229
305

Total
Data Source:

%

29,090
2007-2011 ACS

61.4%
35.4%
1.4%
0.8%
1.1%
100.0%

Table 29 - Rent Paid

Housing Affordability
The HUD-provided table below indicates the number of affordable units available to households with
various income levels. The 3,238 rental units identified as affordable to households below 30% of HUD
Area Median Family Income (HAMFI) represents just 9.5% of the County’s total rental housing inventory.
This supply of units does not come close to accommodating the 13,445 households earning less than
30% HAMFI, the majority of whom are renters.

% Units affordable to Households
earning
30% HAMFI
50% HAMFI
80% HAMFI
100% HAMFI

Renter

Total
Data Source:

2007-2011 CHAS

Owner
3,238
11,176
19,615
No Data

No Data
9,941
28,981
40,850

34,029

79,772

Table 30 – Housing Affordability

Is there sufficient housing for households at all income levels?
Housing options continue to be insufficient, especially for the County’s extremely low-income residents.
The statistical information presented in this section and stakeholder outreach confirm that there is a
lack of available affordable housing. The number of apartments renting for less than $500 decreased by
6,426 (24.4%) between 2000 and 2011, and the median contract rent rose 32.5% (not adjusted for
inflation). As a result, the inventory of affordable rental units significantly decreased at the same time
that rental rates increased. Extremely low-income households face high levels of cost burden and other
housing problems resulting from a lack of affordable housing supply.
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How is affordability of housing likely to change considering changes to home values and/or
rents?
There is no reason to suspect that the trends outlined above, in which housing costs steeply outpace
household incomes, will change during the next five years. The continued climbing price of both owneroccupied and rental housing reduces options for low-income households, particularly as would-be
homeowners who cannot secure mortgages place additional pressure on the local rental market. In
addition, a high number of renter-occupied households are cost burdened. Barring a dramatic economic
resurgence that boosts household incomes in the short term, it is likely that housing affordability will
continue to be an issue for County residents over and beyond the next five years.

How do HOME rents / Fair Market Rent compare to Area Median Rent? How might this
impact your strategy to produce or preserve affordable housing?
Fair market rents (FMR) in the Pittsburgh Metropolitan Area — used by public housing authorities to
define the voucher subsidy available in the Housing Choice Voucher Program—were set higher than the
County’s market rate in 2011 for all bedroom sizes. The FMR for a two-bedroom unit was $700,
compared to the market rental rate of $655 as reported by the Census Bureau. In terms of affordability,
this means that voucher holders can afford the majority of rental units across the County.
Both in terms of expanding the mobility for lower-income households and for efficiently creating
opportunities for affordable housing, vouchers remain a desirable policy option. The County will
continue to work with WCHA and other partner agencies to ensure the effectiveness of tenant-based
assistance programs. At the same time, the County will continue to pursue rehabilitation, preservation
and development of affordable housing, particularly rental units for families and seniors.
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MA-20 Housing Market Analysis: Condition of Housing – 91.210(a)
Introduction
The following data provides an overview on the condition of housing across Westmoreland County.

Definitions
Standard Condition: No major structural defects, adequate plumbing and kitchen facilities, appearance
which does not create a blighting influence, and the house meets additional, more stringent municipal
standards.
Substandard Condition but Suitable for Rehabilitation: The nature of the substandard condition is both
financially and structurally feasible for rehabilitation.
Housing Conditions: Condition of units are assessed using the same criteria as in the Needs Assessment.
This includes: 1) lacks complete plumbing facilities, 2) lacks complete kitchen facilities, 3) more than one
person per room, and 4) cost burden (amount of income allocated to housing) is greater than 30%.

Condition of Units
The table below shows the number of housing units by tenure based on the number of selected
conditions or characteristics of the unit. Selected conditions are similar to housing problems reported in
the Needs Assessment section and include the following: (1) the lack of complete plumbing facilities, (2)
the lack of complete kitchen facilities, (3) more than one person per room, and (4) cost burden greater
than 30%.
Renter-occupied units have a much higher percentage of units with at least one substandard condition
(36%) than owner-occupied units (21%).

Condition of Units
With one selected Condition
With two selected Conditions
With three selected Conditions
With four selected Conditions
No selected Conditions
Total
Data Source:

Owner-Occupied
Number
%
21,847
240
51
0
83,023
105,161

2007-2011 ACS
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21%
0%
0%
0%
79%
100%

Renter-Occupied
Number
%
9,891
553
59
43
18,544
29,090

34%
2%
0%
0%
64%
100%

Table 31 - Condition of Units
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Year Unit Built
Older housing typically requires more continual maintenance. In the absence of routine maintenance,
older housing can quickly become substandard. A common age threshold used to signal a potential
deficiency is around 50 years or more. However, the age alone of a structure cannot be used to
determine its condition, as many older units are well maintained. Generally, older units have a greater
need for maintenance, including the replacement of expensive building systems. Newer units that have
bigger rooms and modern amenities commonly have higher sales values, reflecting a market preference
among buyers.
Just over half of housing units in the County were built after 1960, with 6.8% built after 2000. The
County has a lower percentage of older units than the region as a whole, but Butler, Indiana and
Washington counties have significantly higher percentages of homes built since 2000. Suburban home
construction has pushed newer development to and beyond the edges of settled areas. Consistent with
this trend, the oldest stock in the County is located in the smaller boroughs and cities, while larger
municipalities and townships have newer stock.
As the following table illustrates, the owner housing stock is generally newer than the renter stock.
However, a large portion of both categories was built in the 1960s and 1970s.
Year Unit Built
2000 or later
1980-1999
1950-1979
Before 1950
Total
Data Source:

Owner-Occupied
Number
%
8,915
21,160
46,205
28,881
105,161

2007-2011 CHAS

8%
20%
44%
27%
99%

Renter-Occupied
Number
%
1,241
5,499
12,748
9,602
29,090

4%
19%
44%
33%
100%

Table 32 – Year Unit Built

Risk of Lead-Based Paint Hazard
HUD has made the elimination of housing units containing lead-based paint a priority. The poisoning of
children from contact with lead-based paint has been recognized as a major public health problem by
the Centers for Disease Control (CDC). According to the CDC, lead is the number one environmental
health hazard to American children. It is estimated that 10%-15% of all pre-schoolers in the United
States are affected. Lead poisoning causes IQ reductions, reading and learning disabilities, decreased
attention span, hyperactivity, and aggressive behavior. Lead-based paint was banned from residential
paint in 1978. All homes built prior to that time may contain lead-based paint.
Lead-based paint hazards pose the greatest risk for children, especially those under seven years of age.
According to the table below, 3% of renter-occupied and 4% of owner-occupied units built before 1980

Consolidated Plan
OMB Control No: 2506-0117 (exp. 07/31/2015)

WESTMORELAND COUNTY

59

have children present. In total, an estimated 5,328 units across the County pose a lead exposure risk to
children.
In addition to public health risk, lead-based paint poses a problem for lower-income renters with
children, typically Section 8 voucher holders, because it is easier and cheaper for landlords to rent older
(pre-1978) housing to students and other non-family households rather than families with children due
to compliance requirements.
Risk of Lead-Based Paint Hazard
Total Number of Units Built Before 1980
Housing Units built before 1980 with children present
Data Source:

Owner-Occupied
Number
%
75,086
71%
4,394
4%

Renter-Occupied
Number
%
22,350
77%
934
3%

Table 33 – Risk of Lead-Based Paint

2007-2011 ACS (Total Units) 2007-2011 CHAS (Units with Children present)

Vacant Units
The following table was generated by the HUD Consolidated Planning template, through which no data
was available. According to the American Community Survey, 15,172 housing units throughout the
County were vacant in 2011, representing a total vacancy rate of 9%. Of the vacancies, 7,175 (47.3%)
were vacant for reasons other than being for sale or for rent, sold or rented but not occupied, for
migrant workers, or for seasonal use. No data was available on the volume of REO properties or the
condition of vacancies and whether they might be suitable for rehabilitation.

Vacant Units
Abandoned Vacant Units
REO Properties
Abandoned REO Properties

Suitable for
Rehabilitation

Not Suitable for
Rehabilitation

Total
15,172
7,175

Table 34 - Vacant Units

Need for Owner and Rental Rehabilitation
Westmoreland County has identified housing rehabilitation as one of its high-priority activities in order
to preserve and maintain affordable housing stock, though the resources available to carry out this work
are very limited. Based on the analysis of data, the need for owner and rental rehabilitation is based on
the substandard condition of rental housing and the age of both the rental and owner housing stock.
Rehabilitation assistance is often critical to ensuring that lower-income people are decently and suitably
housed, as the lower and fixed incomes of the elderly and people with disabilities often preclude the
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installation or repair of needed features. Rehabilitation and maintenance of existing housing continues
to be one of the most cost-effective and efficient means of improving affordable living choices. The
County will continue to work with its partners to source funding for this purpose.

Estimated Number of Housing Units Occupied by Low or Moderate Income Families with LBP
Hazards
As previously noted, lead-based paint was banned from residential uses in 1978. All houses constructed
before 1978 are considered at risk for containing lead-based paint. To produce a rough estimate to
determine how many low- or moderate-income families live in units that are at risk of lead-based paint
hazards, this analysis assumes that housing units by year built are evenly distributed across all income
levels. Thus, of the 97,436 units the 2011 ACS data reports were built prior to 1980 (the year closest to
1978 for which Census data is summarized), 32,154 (33%) house low- to moderate-income households.
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MA-25 Public and Assisted Housing – 91.210(b)
Introduction
The Westmoreland County Housing Authority (WCHA) administers public housing and the Section 8
Housing Choice Voucher Program in the County. WCHA is responsible for the management and
maintenance of 1,819 public housing units and 1,855 Section 8 vouchers. The Housing Authority will
continue its efforts to modernize public housing units so as to provide decent, affordable housing in the
County to extremely low and very low income households.
The data tables presented in this section were pre-populated by the HUD eCon Planning Suite. In many
instances, the data is either incorrect or out of date. Where data was available, supplemental
information is provided.

Total Number of Units
Program Type
Certificate

# of units
vouchers
available
# of
accessible
units

0

ModRehab

103

Public
Housing

1,890

Total

Vouchers

Project based

Tenant based

70

1,734

1,804

Special Purpose Voucher
Veterans
Family
Disabled
Affairs
Unification
*
Supportive
Program
Housing

0

405

0

*includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition
Table 35 – Total Number of Units by Program Type

Data
Source:

PIC (PIH Information Center)

Describe the supply of public housing developments:
WCHA owns and manages 1,819 public housing units for low-income residents in Westmoreland County.
These units are located throughout the County and include several scattered site units, town homes,
and high-rise apartment buildings. The following table provides a list of the public housing units owned
and managed by WCHA.
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Inventory Characteristics of WCHA Public Housing Developments, 2015
Development

Municipality

East Ken Manor

New Kensington

Park Manor

Monessen

Kensington Manor
Eastgate Manor

Elderly
Units

Family
Units

Total
Units

0

1

2

3

4+

Current
Occupancy
Rate

Annual
turnover of
units

37

89

126

0

20

52

38

16

96

23

0

86

86

0

2

62

18

4

65

8

New Kensington

44

52

96

0

44

22

30

0

74

9

Monessen

49

0

49

8

41

0

0

0

88

8

Valley Manor

Monessen

68

0

68

24

40

4

0

0

87

10

Pleasant Manor

Mt. Pleasant

24

26

50

12

12

6

14

6

87

8

Westgate Manor

Monessen

68

0

68

40

28

0

0

0

93

13

Highland Manor

Monessen

0

50

50

0

0

18

26

6

69

3

Arnold Manor

Arnold

76

0

76

32

44

0

0

0

100

24

Scottdale Manor

Scottdale

55

0

55

12

43

0

0

0

98

8

McMurtry Towers

Vandergrift

100

0

100

58

42

0

0

0

98

14

Irwin Manor

Irwin

70

0

70

42

28

0

0

0

97

12

Latrobe Manor

Latrobe

79

0

79

58

21

0

0

0

95

16

Jeannette Manor

Jeannette

95

0

95

56

39

0

0

0

96

30

Parnassus Manor

New Kensington

98

0

98

50

48

0

0

0

99

19

East Ken Manor Annex

New Kensington

0

4

4

0

4

0

0

0

100

0

Latrobe Townhouses

Latrobe

0

20

20

0

0

14

5

1

100

6

Arnold Townhouses

Arnold

0

20

20

0

0

15

5

0

58

3

Greensburg Townhouses

Greensburg

0

20

20

0

0

14

5

1

100

5

Vandergrift Townhouses

Vandergrift

0

20

20

0

0

15

5

0

95

5

Jeannette Townhouses

Jeannette

0

30

30

0

0

21

8

1

97

16

Lower Burrell Townhouses

Lower Burrell

0

30

30

0

0

22

8

0

100

4

New Florence Manor

New Florence

15

25

40

0

15

17

8

0

100

14

St. Clair Manor

Seward

20

40

60

0

20

32

8

0

100

17

New Stanton Manor

New Stanton

0

60

60

0

30

30

0

0

98

14

Lower Burrell Manor

Lower Burrell

125

0

125

0

125

0

0

0

94

19

Trafford Manor

Trafford

100

0

100

0

100

0

0

0

98

9
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West Hempfield
Townhouses

Irwin

0

40

40

0

0

20

20

0

100

4

Derry Townhouses

Derry Township

0

50

50

0

0

30

18

2

92

19

Penn Manor

Penn Township
Total:

0

16

16

0

0

0

16

0

100

1

1,141

678

1,819

392

754

404

232

37

-

345

Source: Westmoreland County Housing Authority

Of the total units provided by WCHA, 62.7% are elderly units and 37.3% are family units. In addition, the largest number of units are one
bedroom (41.5%). Currently, there are 82 units available for people with mobility disabilities. Accessible units for persons with sight or hearing
disabilities are provided as needed.
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Describe the number and physical condition of public housing units in the jurisdiction,
including those that are participating in an approved Public Housing Agency Plan:
The number of units is described in the above inventory table. Data on conditions of these
developments was not populated via the eConPlan tool, but is available in detail on HUD’s website at
http://portal.hud.gov/hudportal/documents/huddoc?id=DOC_4419.pdf. The HUD document containing
physical assessment scores for each WCHA site is attached as an appendix to the Consolidated Plan.

Public Housing Condition
Public Housing Development

Average Inspection Score

Table 36 - Public Housing Condition

Describe the restoration and revitalization needs of public housing units in the jurisdiction:
Multiple public housing unit complexes administered by WCHA were constructed prior to 1970. Many of
the units have been modernized, but the units in some developments still require rehabilitation. In
order to preserve its inventory, especially in light of drastic reductions in capital funds (from more than
$3 million 12 years ago to roughly $1.9 million currently), WCHA has applied to convert 503 units
through HUD’s Rental Assistance Demonstration (RAD) program, with a goal of converting roughly onethird its inventory. RAD is a financing tool that allows PHAs to leverage public and private debt and
equity in order to reinvest in the housing stock. Under the program, units move to a Section 8 platform
with a long-term contract that must be renewed (in order to ensure affordability). Residents continue to
pay 30% of income toward housing and maintain the same basic rights, but units shift from public
housing to the Section 8 program so that private capital markets can be tapped to make much-needed
capital improvements.
Otherwise, WCHA continues to put together an aggressive strategy to preserve living conditions across
its inventory given its very limited available resources.
Having completed its most recent assessment and plan for Section 504 in September 2007, the
Authority continues to place Section 504 updates among its top priorities. Proposed actions include
increased accessibility of units for handicap residents. The Authority’s 504 plan was approved by HUD
and is in progress. WCHA will continue to use its public housing capital funds to make Section 504
improvements over the next five-year period.
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Describe the public housing agency's strategy for improving the living environment of lowand moderate-income families residing in public housing:
WCHA strives to maintain high quality management and operation of its public housing programs and
units by using various HUD-devised manuals in implementing its management and maintenance policies,
including Admissions and Continued Occupancy Handbook, PH Maintenance Plan Document, FSS Action
Plan, Public Housing Assessment System Manual, Section 8 Administration Plan, Housing Inspection
Manual, Section 8 and Voucher Program Master Book and HUD Handbook 7420.7.
WCHA has identified Family Self-Sufficiency/ Homeownership, Hope in Life Program/ ROSS Service
Coordinator Activities/ Drug Prevention/ Police, and Section 504 accessibility improvements as some of
its high priority projects and initiatives. In addition, capital improvements, modernization, rehabilitation,
management improvements and operations are also high priorities.
WCHA administers the Family Self-Sufficiency (FSS) Program, a HUD program that encourages
communities to develop local strategies to help voucher families obtain employment and work toward
economic independence and self-sufficiency. WCHA works with welfare agencies, schools, businesses, and
other local partners to develop a comprehensive program that gives participating FSS family members the
skills and experience to enable them to obtain employment that pays a living wage. Thus far, 13
participants have become homeowners through the FSS program. WCHA intends for the FSS program to
grow involve more voucher holders in the years ahead.
WCHA encourages resident participation in management through resident groups throughout
Westmoreland County’s public housing communities. For example, Scottdale Manor, Westgate Manor,
McMurty Towers, Arnold Manor, and Hempfield Towers all have a resident group. Their involvement may
be more limited than an official resident council. However, WCHA staff members are continuing to work
with Resident Advisory Groups on WCHA goals and initiatives to increase the involvement of residents in
management.
Finally, as mentioned previously, WCHA will continue to advance aggressive strategies to preserve living
conditions in its communities by making general improvements (modernization) to its public housing
inventory using limited Capital Fund Program funds and seeking creative financing alternatives such as
the RAD program.
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MA-30 Homeless Facilities and Services – 91.210(c)
Introduction
Westmoreland County is part of the larger Southwest PA Regional Continuum of Care as it relates to issues pertaining to homelessness. Over the
past 10 years, the evolution of a comprehensive and coordinated continuum of care homeless assistance system has occurred in the County.
During this time, the primary focus of the system has been on the provision of housing and supportive services in an effort to address the multiple
needs of homeless individuals and families. In 2008, the County’s MH/MR Department completed a Housing Plan in conjunction with the
Westmoreland Coalition on Housing. The Plan focuses on the need for housing for patients discharged from Torrance State Hospital, programs for
youth in the transitional age trying to enter into adulthood after exiting the foster care system, and the need for additional permanent supportive
housing units in the County.
While the following HUD-populated table provides no summary-level data, a comprehensive description of local facilities follows.

Facilities and Housing Targeted to Homeless Households
Emergency Shelter Beds
Year Round Beds
(Current & New)

Voucher /
Seasonal /
Overflow Beds

Transitional
Housing Beds
Current & New

Permanent Supportive Housing
Beds
Current & New
Under
Development

Households with Adult(s) and
Child(ren)
Households with Only Adults
Chronically Homeless Households
Veterans
Unaccompanied Youth
Table 37 - Facilities and Housing Targeted to Homeless Households
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The Southwestern Pennsylvania region has an extensive network of shelters and housing programs that span across the seven-county CoC. The
following charts provide a breakdown of the number of emergency, transitional, and permanent supportive units located within Westmoreland
County.
There are a total of 78 year-round emergency shelter beds within Westmoreland County. Of these, 46 (59%) are for families with children and 32
(41%) are for individuals or households without children. In addition, 30 of the emergency shelter beds are provided by Connect, Inc.’s Welcome
Home Shelter while another 23 beds are located at the Alle-Kiski HOPE Center. Other providers of emergency shelter beds in the County are the
Blackburn Center, which provides housing for victims of domestic violence, and the Union Mission of Latrobe shelter.
Emergency Shelter Inventory
Program Information

All Year-Round Beds/Units

Target Population
Organization Name

Program Name

Beds for
Households
with
Children

Units for
Households
with
Children

Beds for
Households
without
Children

Total YearRound
Beds

Alle-Kiski Area HOPE Center
Inc.

Emergency/Domestic
Violence Center

Single Females and Households
with Children

16

1

7

23

Blackburn Center

Blackburn Center Shelter

Single Females and Households
with Children

10

5

5

15

CONNECT Inc.

Welcome Home

Single Males and Females and
Households with Children

20

4

10

30

Union Mission of Latrobe Inc.

Union Mission Emergency
Shelter

Single Males and Females and
Households with Children

0

0

10

10

46

10

32

78

TOTAL
Source: South West Regional Advisory Board, Continuum of Care
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Within Westmoreland County, Westmoreland Community Action provides 78 total beds of transitional housing through its Next Steps
Supportive Housing Program. Specifically, these 78 beds are located within 25 units for families with children.
Transitional Housing Inventory
Program Information

All Year-Round Beds/Units
Target Population

Organization Name

Westmoreland Community
Action

Program Name

Next Steps - Supportive
Housing Program

Beds for
Households
with
Children

Units for
Households
with
Children

Beds for
Households
without
Children

78

25

0

Households with Children

Total
YearRound
Beds

78

Source: South West Regional Advisory Board, Continuum of Care

Through its permanent supportive housing program, Connect Inc. provides a total of 11 beds of permanent housing in the County. Specifically, 7
beds are for families with children while 4 beds are for individuals. Additionally, Union Mission provides six beds for men.
Permanent Supportive Housing Inventory
All Year-Round Beds/Units

Program Information
Target Population
Organization Name

CONNECT Inc.

Program Name

Westmoreland Permanent
Supportive Housing

Single Males and Females and
Households with Children

Beds for
Units for
Beds for
Total YearHouseholds Households Households
Round
with
with
without
Beds
Children
Children
Children

7

3

4

Source: South West Regional Advisory Board, Continuum of Care
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11

Connect Inc. also provides 12 beds through its Safe Harbor program. These beds are for homeless individuals with severe mental illness and/or
substance abuse issues. In January of 2010, Connect Inc.’s Safe Harbor shelter moved into its new location at 218 South Maple Avenue in
Greensburg.
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Describe mainstream services, such as health, mental health, and employment services to the
extent those services are use to complement services targeted to homeless persons
A wide array of services are available within Westmoreland County to prevent homelessness and help
those that are homeless to connect with services, including mental health and substance abuse treatment,
case management services, budget counseling and mainstream benefits. In an effort to develop a
coordinated and comprehensive system for homeless care in the County, non-profit organizations, local
government agencies, housing providers and neighborhood organizations formed the Westmoreland
Coalition on Housing back in October of 1994. The Coalition’s mission has been to determine the local
priorities and needs to work together toward developing a comprehensive system that can respond to
the County’s unmet needs for housing and supportive services without duplication of services.
There are other efforts in Westmoreland County to meet the needs of the homeless. For example, Homes
Build Hope, Inc.’s affordable rental housing projects throughout the County have rented permanent
housing units to persons from homeless shelters. In conjunction with these efforts, Adelphoi Village and
Union Mission of Latrobe have found employment for formerly homeless persons.
Additionally, many social service agencies in Westmoreland County provide benefits to low-income
individuals and families in order to prevent homelessness or serve persons who are homeless. Partners in
this effort include Connect Inc., Homes Build Hope, Westmoreland Community Action, the Blackburn
Center, Union Mission of Latrobe, the Alle-Kiski HOPE Center, the County MH/MR Department, and SPHS
Behavioral Health. Services provided included case management, life skills trainings, budgeting,
counseling, financial planning, and job training services.
One of the County’s most successful programs has been WHCA’s Homeless Assistance Program. This
program provides rental or mortgage payment assistance and utility arrearage assistance to families in
danger of becoming homeless. This program has been responsible for providing households with the
support they need to sustain their current living situation.

List and describe services and facilities that meet the needs of homeless persons, particularly
chronically homeless individuals and families, families with children, veterans and their
families, and unaccompanied youth. If the services and facilities are listed on screen SP-40
Institutional Delivery Structure or screen MA-35 Special Needs Facilities and Services,
describe how these facilities and services specifically address the needs of these populations.
The Continuum of Care provides a comprehensive response to the different needs of homeless individuals
and families so that they can make the critical transition from the streets to independent living. It is
important that a balance of emergency, transitional, and permanent supportive housing be provided,
along with homeless prevention, case management and other supportive services, so that the transition
of homeless persons to self-sufficiency becomes permanent.
Currently, Westmoreland County’s CoC system consists of outreach/assessment services, four emergency
shelters, two domestic violence shelters, emergency lodging services, 78 transitional housing beds, one
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permanent housing facility with 11 beds, a safe harbor shelter, 25 transitional housing units and
homelessness prevention services, in addition to the broad network of services described above. The 21-1 system serves as a resource hub to connect callers with health, housing and other needs to resources
on a 24/7, free and confidential basis. The County’s Local Housing Options team represents many, though
not all, agencies that are available to assist homeless individuals and families and those threatened by
homelessness:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Westmoreland County Housing Authority
Westmoreland County Planning Dept.
Mental Health Association
Disability Rights Network
Homes Build Hope
Westmoreland Case Management and Supports (County BSU)
Community Action Agency
Connect, Inc.
Union Mission Men’s Shelter
Blackburn Center domestic violence shelter
Alle-Kiski Hope Center domestic violence shelter
MH providers, including residential and housing supports
Southwestern PA Human Services
Westmoreland Intermediate Unit Homeless Initiative
Family Services of Western Pennsylvania
Allegheny Power
Community Living Care
Southwest PA AIDS Planning Coalition
Pressley Ridge
Westmoreland County MH/MR program
Westmoreland County Adult Probation
Westmoreland County Prison
United Way
Catholic Charities of the Diocese of Greensburg
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MA-35 Special Needs Facilities and Services – 91.210(d)
Introduction
Service providers who were interviewed during the Consolidated Plan process identified various
supportive housing needs of the non-homeless, including home repair and maintenance for the elderly,
accessibility improvements to enable people with disabilities to remain in their homes, housing for the
mentally disabled and affordable housing for all sub-populations.

Including the elderly, frail elderly, persons with disabilities (mental, physical, developmental),
persons with alcohol or other drug addictions, persons with HIV/AIDS and their families,
public housing residents and any other categories the jurisdiction may specify, and describe
their supportive housing needs
Supportive housing is defined as living units that provide a planned services component with access to a
wide range of services needed for the resident to achieve personal goals. Various populations with
special needs require supportive housing. For some individuals, supportive housing is needed because
they are unable to undertake the activities of daily living without assistance. The specific needs of local
special needs subpopulations are described in NA-45, Non-Homeless Special Needs Assessment.

Describe programs for ensuring that persons returning from mental and physical health
institutions receive appropriate supportive housing
The Southwest Pennsylvania CoC has developed the following discharge coordination policies in relation
to patients released from medical facilities and mental health institutions:
Health Care
Hospitals in Pennsylvania must have written discharge policies for “appropriate referral and transfer
plans” that comply with requirements of the Federal Conditions for Participation in Medicare and
Medicaid Services and the Pennsylvania Code. Ensuring compliance with these regulations is the
responsibility of the PA Department of Health, Division of Acute and Ambulatory Care. The place of
discharge varies with the individual being discharged, based on their ongoing primary and behavioral
health needs and upon the resources and supports available. While discharge planners attempt to send
individuals home or to family members, sometimes they discharge to a nursing home, personal care
home, rehabilitation hospital or as a last resort, to an emergency shelter. Some shelters have
established and disseminated protocols regarding who they will accept directly from a hospital
discharge. In 2010 the Steering Committee, which includes all the state’s major stakeholders in
addressing homeless issues, will add the appropriate representative from the PA Department of Health
to assist in researching and implementing best practices for preventing homelessness following
discharge from local hospitals.
Mental Health
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The Commonwealth has a formal policy pertaining to Continuity of Care that no discharge from a state
hospital can occur unless all housing, treatment, case management and rehab services are in place at
the county level. That policy is found in the Office of Mental Health and Substance Abuse Services
(OMHSAS) Continuity of Care Bulletin, with specific reference to housing in the Model Letter of
Agreement, under Discharge, Sec c.1(g) Living Arrangements. In 2009, OMHSAS also developed a policy
around discharges from a state hospital to Personal Care Homes that impacts the size of homes for
discharges. It is OMHSAS’s goal that individuals be engaged and supported in identifying and moving
into the most integrated housing of their choice in the community.

Specify the activities that the jurisdiction plans to undertake during the next year to address
the housing and supportive services needs identified in accordance with 91.215(e) with
respect to persons who are not homeless but have other special needs. Link to one-year
goals. 91.315(e)
Westmoreland County will continue to support its non-homeless special needs populations through a
strong county-wide and regional network of public, private, and non-profit housing and service
providers. In particular, the County will continue to promote physically accessible housing through
partnerships with WCHA, non-profits, appropriate agencies and various committees and task forces.
All of the County’s programs supported by federal funds are targeted to assist low and moderateincome individuals, many of whom fall into special needs categories. Special needs populations are
assisted in some of the County’s planned activities, including shelter operations and service provision via
ESG and the emergency rehabilitation assistance program that helps many elderly or disabled
homeowners to remain in their homes. The rehabilitation program is not limited to persons with special
needs, but represents an important option for this group to maintain suitable living conditions.

For entitlement/consortia grantees: Specify the activities that the jurisdiction plans to undertake
during the next year to address the housing and supportive services needs identified in accordance
with 91.215(e) with respect to persons who are not homeless but have other special needs. Link to
one-year goals. (91.220(2))
See response to prior question.
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MA-40 Barriers to Affordable Housing – 91.210(e)
Negative Effects of Public Policies on Affordable Housing and Residential Investment
The development of new rental housing, the ability of low-income households to become homeowners
and the ability of the County to provide funds for housing rehabilitation are limited by the barriers to
affordable housing described in this section. Though this summary is not comprehensive, it reveals some
of the problems inherent to expanding the availability of affordable housing choices in Westmoreland
County.
In terms of urban density and neighborhood character, the County is remarkably diverse. Rapidly
growing commuter communities within the development triangle are highly desirable, by virtue of
strong schools and connections to the region’s transportation network. In these areas, the amount of
land suitable for the development of housing is limited. Given high demand, the fixed supply of land
places upward pressure on the price of housing, fueled further by construction costs that have increased
dramatically in recent years, according to those working in the industry. In the more rural areas of the
County, affordable housing development is limited primarily by isolation from amenities and
transportation. And in older cities and boroughs that have experienced large-scale population loss, the
housing stock is generally affordable, but is commonly substandard.
Market barriers
Land within the development triangle has become increasingly expensive during the last five to 10 years,
according to developers, along with construction costs. At the same time, the public resources available
to assist in the financing of affordable housing development have continually waned. At urban fringes
where more land and public water/sewer service are available for residential uses, high tap-in fees may
increase the cost of a home beyond affordability. Finally, developers can often realize a more generous
profit margin by building expensive homes rather than more affordable homes.
Regulatory barriers
While the rehabilitation of owner-occupied homes continues to be a strong need in some areas of the
County, the cost of complying with the regulations required to invest federal funds for this purpose has
become prohibitive. In many communities where rehabilitation is needed, the market price of finished
homes can reach only a fraction of the total cost of rehabilitation investment. There is a shortage of land
in some communities zoned for townhouses, duplexes, mobile homes, apartments and small-lot singles
or a mix of housing types. In some municipalities, minimum lot sizes start at one-half an acre or more,
which usually makes the construction of smaller single-family homes financially infeasible due to the
high land costs incurred by developers.
Financial barriers
Among households, the problems commonly cited in failing to locate affordable housing include a lack
of savings for down payment and closing costs or a security deposit and high household debt. Additional
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Dodd-Frank provisions that took effect in January 2014 define a “qualified mortgage” (QM) as one that
meets very specific standards (such as 43% debt/income ratio). A mortgage that is qualified falls into
safe harbor, which provides some protection to the bank in the event of foreclosure. Banks will now
determine whether to offer predominantly or only QMs, as the Federal Housing Administration will do,
or whether to also offer potentially more risky non-qualified mortgages to meet community needs. This
situation will disproportionately impact lower-income would-be borrowers. More generally speaking,
mortgage underwriting criteria have become much more demanding since the housing market crisis that
began in 2007, which will have the effect of leaving many households out of the market to buy a home.
Social barriers
Pressure to concentrate affordable housing only in certain areas of the County stems from the
perception that affordable housing is not necessary or desirable in some communities. NIMBYism (not in
my back yard) has occasionally surfaced as an impediment to the production of affordable housing,
particularly rental units for lower-income families. The ability of the County to address these barriers is
limited, as local governments ultimately have the authority to develop and enforce their own land use
and housing development regulations. In Pennsylvania, the power behind land development decisions
resides with municipal governments through their formulation and administration of comprehensive
plans, zoning ordinances and subdivision ordinances. Building and development permits are also
regulated by the municipalities. County comprehensive plans in Pennsylvania are advisory only. The
County does not charge impact fees, request set-asides, require referendums nor any other process or
policy that increases the cost of the construction of housing.
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MA-45 Non-Housing Community Development Assets – 91.215 (f)
Introduction
In determining priorities for the allocation of federal funds, the County recognizes the need to foster a competitive local economy that expands
economic opportunities for present and future residents. This section describes the local workforce, the nature of current employment and
activities that coordinate economic development efforts across local and regional agencies.

Economic Development Market Analysis
The economy in Westmoreland County is generally strong, with unemployment consistently below statewide and national averages and
renewed job growth following the recent recession. Consistent with long-term national trends, the County has been transitioning from a
predominantly manufacturing-based economy to one focused on education and health care.
Outside of former industrial cities and older economic hubs, much of Westmoreland County is a bedroom community in which roughly half as
many residents commute to neighboring Allegheny County each day as work in Westmoreland. The County’s highest median incomes are in
townships directly bordering Allegheny County along the US 22 corridor, showcasing the large population of higher-income commuters. The
county’s greatest concentration of jobs is in Greensburg. Other major employment centers include Latrobe and areas along major east-west
highways. In general, jobs are concentrated in the more urbanized western portion of the county.

Business Activity
The table below summarizes economic data on business activity by sector.
Business by Sector

Agriculture, Mining, Oil & Gas Extraction
Arts, Entertainment, Accommodations
Construction
Education and Health Care Services
Consolidated Plan
OMB Control No: 2506-0117 (exp. 07/31/2015)

Number of
Workers

Number of Jobs

1,257
13,380
6,910
27,935

WESTMORELAND COUNTY

981
12,166
5,924
20,334

Share of Workers
%

1
10
5
21

Share of Jobs
%

1
11
5
18

77

Jobs less workers
%

0
1
0
-2

Business by Sector

Finance, Insurance, and Real Estate
Information
Manufacturing
Other Services
Professional, Scientific, Management Services
Public Administration
Retail Trade
Transportation and Warehousing
Wholesale Trade
Total
Data Source:

Number of
Workers

Number of Jobs

7,001
2,191
18,270
5,053
13,101
199
18,432
6,105
7,065
126,899

3,702
1,505
16,685
4,116
7,795
0
16,832
7,643
6,948
104,631

Share of Workers
%

5
2
14
4
10
0
14
5
5
--

Share of Jobs
%

3
1
15
4
7
0
15
7
6
--

Table 38 - Business Activity

2007-2011 ACS (Workers), 2011 Longitudinal Employer-Household Dynamics (Jobs)
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Jobs less workers
%

-2
0
2
0
-3
0
2
2
1
--

Labor Force
Total Population in the Civilian Labor Force
Civilian Employed Population 16 years and
over
Unemployment Rate
Unemployment Rate for Ages 16-24
Unemployment Rate for Ages 25-65
Data Source:

2007-2011 ACS

164,363
154,548
5.97
17.05
3.79

Table 39 - Labor Force

Number of People

Occupations by Sector
Management, business and financial
Farming, fisheries and forestry occupations
Service
Sales and office
Construction, extraction, maintenance and
repair
Production, transportation and material
moving
Data Source:

2007-2011 ACS

34,685
5,579
16,123
37,853
14,342
10,010

Table 40 – Occupations by Sector

Travel Time
More than one-third of Westmoreland County residents travel at least 30 minutes for work each day.
Transportation is an issue that especially impacts lower-income households who may not have reliable
access to a personal vehicle. Due to the limitations of transit service available throughout the County,
job options for residents who depend on public transportation are geographically limited.
Travel Time
< 30 Minutes
30-59 Minutes
60 or More Minutes
Total
Data Source:

Number

92,730
38,505
14,632
145,867

2007-2011 ACS
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Percentage

64%
26%
10%
100%

Table 41 - Travel Time
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Education:
Educational Attainment by Employment Status (Population 16 and Older)
Educational Attainment

In Labor Force
Civilian Employed
Unemployed

Less than high school graduate
High school graduate (includes
equivalency)
Some college or Associate's degree
Bachelor's degree or higher
Data Source:

2007-2011 ACS

3,478

419

Not in Labor
Force
3,860

43,552
40,132
42,536

2,848
2,345
1,013

16,199
10,869
7,481

Table 42 - Educational Attainment by Employment Status

Educational Attainment by Age

Less than 9th grade
9th to 12th grade, no diploma
High school graduate, GED, or
alternative
Some college, no degree
Associate's degree
Bachelor's degree
Graduate or professional degree
Data Source:

2007-2011 ACS

18–24 yrs
136
2,956

25–34 yrs
317
1,234

Age
35–44 yrs
340
1,156

45–65 yrs
1,125
3,585

65+ yrs
4,111
6,860

7,282
9,388
1,700
2,770
146

8,473
6,335
3,738
7,874
2,936

13,388
7,728
5,876
9,546
4,491

40,738
18,639
11,131
16,832
9,400

31,506
7,332
2,075
5,229
3,474

Table 43 - Educational Attainment by Age

Educational Attainment – Median Earnings in the Past 12 Months
Educational Attainment
Less than high school graduate
High school graduate (includes equivalency)
Some college or Associate's degree
Bachelor's degree
Graduate or professional degree
Data Source:

2007-2011 ACS

Median Earnings in the Past 12 Months
17,588
26,436
33,292
46,881
64,301

Table 44 – Median Earnings in the Past 12 Months
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Based on the Business Activity table above, what are the major employment sectors within
your jurisdiction?
The ACS table above compares workers who live in Westmoreland County with the jobs located there.
The largest employment sector was education and health care services, in which 20,334 (19.4%) of the
County’s 104,631 total jobs were classified. Retail trade (16,832 jobs) and manufacturing (16,685 jobs)
also constituted major categories within the County economy. Westmoreland County has the highest
percentage of employment in manufacturing of any county in the region. Transportation/warehousing
was the only category in which the County had more jobs than workers, or net inbound commuters, as
in most other categories the Census LED data shows a net outflow to surrounding counties. Categories
with strong outflow represent potential growth opportunities for the County’s local economy.

Describe the workforce and infrastructure needs of the business community:
From the perspective of industry stakeholders, workforce development is the first priority and greatest
need. A considerable share of the current workforce is expected to retire (such as 30% of Kennametal
employees within the next five years) as the estimated 23.8% population share of persons age 65 and up
in 2020 is projected to rise to 28.7% by 2030.

Age
0-4
5-9
10-14
15-19
20-24
25-29
30-34
35-39
40-44
45-49
50-54
55-59
60-64
65-69
70-74
75-79
80-84
85+
Total
Data
Source:

Total 2020
17,913
16,640
17,155
20,367
22,438
22,041
18,001
18,057
17,693
20,324
25,047
27,634
29,757
26,037
21,815
14,878
10,171
12,606
358,574

Total 2030
18,465
18,561
17,635
18,098
18,755
19,606
21,929
22,235
17,921
17,928
17,711
19,902
23,735
25,289
25,918
20,946
15,356
14,308
354,298

PA State Data Center
Population Projections
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In-migration has also been modest during the last 10 years, improving from negative numbers in 2000
through 2002 to 628 in 2009. Net migration during the 2000s totaled 2,588.
Business stakeholders conclude that the combination of these trends presents a serious concern for
employers. The problem is ultimately demographic, which will require local leaders to target means of
attracting younger, more diverse households through means such as putting into place housing types,
recreation and infrastructure that would support the growth of those populations.
Additionally, employees will need to be equipped with the appropriate skills to fill the positions
expected to become available. In early 2015, stakeholders expect to present the results of a survey
currently underway to determine which specific skill gaps exist. Currently, the primary focus on skills
development is in manufacturing and energy, due to identified unmet need in those categories. When
people are trained for the wrong jobs, they end up being supported by the state, retrained for different
jobs or leaving, all outcomes that local leaders wish to avoid by maintaining a clear understanding of
needs and strategies to address them.

Describe any major changes that may have an economic impact, such as planned local or
regional public or private sector investments or initiatives that have affected or may affect
job and business growth opportunities during the planning period. Describe any needs for
workforce development, business support or infrastructure these changes may create.
The whole impact of development related to Marcellus Shale gas extraction remains unknown,
especially in terms of spin-off industry, such as a cracker plant that could potentially locate in the region.
In the short term, natural gas development has been substantially pushed back by falling costs of oil. In
the long term, the County can continue to position itself to capture related benefits by ensuring that
sites are available that meet the needs of modern manufacturers, in terms of amenities and
transportation connectivity.
The Industrial Development Corporation continues to develop and prepare sites selected strategically to
fortify the County’s economy in addition to improving and maintaining its current portfolio. The former
Sony center doubled the square footage of its type available in the County, but it is currently being
updated to meet the amenity needs that modern manufacturers demand. IDC is planning to make a
major investment in the northwest area of the County, to add capacity where the Westmoreland
Business Research Park is expected to be virtually absent of vacancy. Redevelopment of the former
Monsour Medical Center and the Zion glass plant, both in Jeannette, are moving forward rapidly and are
expected to catalyze neighborhood rebirth.

How do the skills and education of the current workforce correspond to employment
opportunities in the jurisdiction?
A workforce with skills that match the demands of modern industry is essential to attracting and
retaining employers and growing the County’s economy. According to the HUD tables included above,
the County’s unemployment rate in 2011 was 5.97%, lower than both the state and the national rate at
that time. As expected, residents with a Bachelor’s degree or higher were less likely to be unemployed
Consolidated Plan
OMB Control No: 2506-0117 (exp. 07/31/2015)

WESTMORELAND COUNTY

82

or not in the labor force than residents with less educational attainment. Residents without a high
school diploma or equivalent were split almost evenly between being employed or being out of the
labor force altogether. These facts suggest that opportunities exist within the current workforce to build
skills that would match industry needs.
As described above, local leaders will identify specific skills gaps via survey results expected for release
in early 2015. Generally, in addition to an expected labor shortage due to demographic changes, a skills
mismatch exists in manufacturing and energy fields, specifically with regard to workers prepared to
undertake skilled technical positions.

Describe any current workforce training initiatives, including those supported by Workforce
Investment Boards, community colleges and other organizations. Describe how these efforts
will support the jurisdiction's Consolidated Plan.
The Advanced Technology Center at Westmoreland County Community College represents a regional
asset that will be used during the next five years to address skills gap concerns and encourage
participation in programs that will support the local market, as an alternative to four-year college
degrees that often result in debt and limited local job options.
Additionally:
•

•

•

•

The Westmoreland-Fayette Workforce Investment Board leads workforce development
activities to help individuals attain the skills necessary for viable employment and to help
employers become competitive in the global economy. The WIB also works to affect changes in
government regulations to allow federal funding to be channeled to the areas of greatest need.
WIB works to attract new businesses to the region as well as encouraging existing business to
stay in Westmoreland and Fayette counties by assuring that there will be a large and skilled
workforce.
Economic Growth Connection, formed in 2000, works in cooperation with governmental
agencies, chambers of commerce and financial institutions to support emerging and expanding
companies in Westmoreland County. This nonprofit agency seeks to retain and create
sustainable, wealth-building jobs through business outreach, loan packaging, workforce
development and training, support development and infrastructure improvements,
organizational development and other new initiatives.
The Saint Vincent College Small Business Development Center provides consulting services and
educational programs to entrepreneurs looking to start or grow a business in Westmoreland and
Fayette Counties.
The Westmoreland Chamber of Commerce, with more than 1,000 member businesses across
the County, forges strong partnerships among regional business leaders, community leaders,
elected officials and key stakeholders and provides members with a variety of networking
events, group purchasing opportunities and professional development seminars throughout the
year. Additionally, local chambers of commerce are active in a variety of municipalities.
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These workforce development efforts are important to connecting residents with the economic
opportunities needed to secure decent, affordable housing, a goal central to the Strategic Plan.

Does your jurisdiction participate in a Comprehensive Economic Development Strategy
(CEDS)?
The Comprehensive Economic Development Strategy (CEDS) that includes Westmoreland County is
developed, monitored and updated by the Southwestern Pennsylvania Commission, the agency that
oversees the federally designated Economic Development District (EDD). CEDS are public-sector,
federally-approved plans for economic development used as a guide in grant awards for water and
sewer infrastructure systems, technology training centers, telecommunications facilities, research parks,
and other major public-works projects. The federal Economic Development Administration provides
grants for infrastructure development, local capacity building and business development to help
communities alleviate conditions of substantial and persistent unemployment and underemployment in
economically distressed areas and regions. SPC receives planning funds from the EDA for economic
development projects in southwestern Pennsylvania.

If so, what economic development initiatives are you undertaking that may be coordinated
with the Consolidated Plan? If not, describe other local/regional plans or initiatives that
impact economic growth.
The work of IDC to ensure that capacity exists in Westmoreland County for economic growth is
intentionally consistent with regional planning efforts and with the County’s Consolidated Plan, which
depends on local economic opportunities to broaden access to a range of decent, affordable housing
options for low- and moderate-income households. IDC and other economic development agencies
work in concert with the County’s neighborhood and community development initiatives to ensure that
resources are invested in places and ways that will achieve the greatest possible coordinated impact.
Recent years of work to remove blight, build affordable housing and lay foundations for future economic
growth in Jeannette are one example.
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MA-50 Needs and Market Analysis Discussion
Are there areas where households with multiple housing problems are concentrated?
(include a definition of "concentration")
HUD CPD data is available to display the percentage of low-income households experiencing one or
more housing problems. Several areas of concentration in Westmoreland County are apparent. In this
case, “concentration” is defined as having a value within the top two quintiles of the distribution, which
in this case was above 70.21%. The map below shows the proportion of extremely low-income
households facing severe housing problems (severe overcrowding, lack of plumbing, lack of heating, lack
of kitchen, or severe cost burden):
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Are there any areas in the jurisdiction where racial or ethnic minorities or low-income
families are concentrated? (include a definition of "concentration")
See section NA-30, Disproportionately Greater Need. The County will continue to define an area of racial
or ethnic concentration as one in which the percentage of a specific minority or ethnic group is 10
percentage points higher than in the County overall. By this definition, the cities of Arnold and
Monessen qualify as concentrated areas. The County’s policy approach for the next five years will
continue to be balancing reinvestment in its neighborhoods of greatest need while broadening the
availability of affordable housing opportunities in non-concentrated areas.

What are the characteristics of the market in these areas/neighborhoods?
These two communities are among those in the County hardest hit by housing and neighborhood
instability and deterioration. Sales prices are low, and a relatively high rate of properties are structurally
deficient and/or vacant.
Mon Valley Initiative, which has worked extensively in Monessen, views some neighborhoods in that
area as “truly tipping point,” in that public intervention has the potential to transform local viability –
and the absence of intervention could mean conditions that eventually fall beyond the possibility for
repair. There is a great deal of block-by-block variation, in which the sales price in one area might top
$110,000, while a block away units sell for $15,000. The County continues to acquire vacant properties
in the City’s repository, including an additional 200, but organizational turnover has made progress
difficult.

Are there any community assets in these areas/neighborhoods?
While these areas have experienced significant property value declines, their development patterns and
geographic location afford amenities by virtue of transportation access and proximity to shopping,
community organizations and business districts. These areas have also benefited from high levels of
public investment.

Are there other strategic opportunities in any of these areas?
The County’s Housing Policy and Plan identifies strategies for below-average and weak urban markets,
the classifications it assigns to neighborhoods in Arnold and Monessen. The accumulated effects of longterm neglect and abandonment mean that sustained, large-scale investment would be required to
restore conditions that would again attract private development. The County’s new land bank
represents potential to aggregate vacant parcels into larger, more readily developable areas. In addition
to envisioning large-scale intervention (as opposed to scattered-site undertakings that are less likely to
have transformative impact), the Plan recommends aggressive and consistent property maintenance
code enforcement, the continued demolition of deteriorated structures and the development of reuse
strategies for vacant land.
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Strategic Plan
SP-05 Overview
Strategic Plan Overview
The federal CDBG and HOME funds are intended to provide low- and moderate-income households with
viable communities, including decent housing, a suitable living environment and expanded economic
opportunities. Eligible activities include community facilities and improvements, housing rehabilitation
and preservation, affordable housing development activities, public services, economic development,
planning, and administration.
The system for establishing the priority for the selection of these projects is predicated upon the
following criteria:
•
•
•
•
•
•
•

Meeting the statutory requirements of the CDBG and HOME Programs
Meeting the needs of low- and moderate-income residents
Focusing on low- and moderate-income areas or neighborhoods
Coordination and leveraging of resources
Response to expressed needs
Sustainability and/or long-term impact, and
The ability to demonstrate measurable progress and success.

This section explains how the needs described in previous sections of the plan translate to goals and
objectives, and how Westmoreland County will address them given expected resources and challenges.
The Strategic Plan includes broad strategies to advance goals related to affordable housing,
homelessness, special needs and community development for the next five years.
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SP-10 Geographic Priorities – 91.215 (a)(1)
Geographic Area
Priority CDBG funding in Westmoreland County is concentrated in areas where the percentage of low
and moderate income (LMI) persons is 46.99% or higher by census tract or block group or 51% by
income survey. During the next five years, the County will advance its intention to distribute CDBG and
HOME investments by project type in a way that advances balance between revitalizing the areas of
greatest need, which also tend to be greater concentrations of racial/ethnic minorities, and broadening
affordable housing opportunities in a variety of other neighborhoods.
2014 HUD Low-Moderate Qualifying Block Groups
LMI

Percent
LMI

Monessen city

1,065

90.64%

1

Jeannette city

825

82.91%

1

Arnold city

950

80.85%

805400

1

Monessen city

615

78.85%

800700

1

New Kensington city

1,665

78.72%

805200

1

Monessen city

950

77.55%

804100

1

Greensburg city

870

71.90%

802600

2

Jeannette city

975

71.43%

806000

1

West Newton borough

745

70.95%

801600

1

Vandergrift borough

1,030

70.07%

807200

3

Unity township

815

68.49%

800200

1

Arnold city

930

68.38%

800600

1

New Kensington city

930

66.67%

800300

2

Arnold city

900

65.69%

801100

1

Lower Burrell city

545

64.12%

807600

2

Latrobe city

695

62.05%

807600

1

Latrobe city

965

61.66%

805200

2

Monessen city

535

61.49%

802600

1

Jeannette city

860

61.43%

805000

1

Sewickley township

670

60.91%

805800

2

Rostraver township

715

60.85%

807000

2

Mount Pleasant township

685

60.35%

806600

2

East Huntingdon township

695

60.17%

801500

1

Vandergrift borough/East Vandergrift borough

665

59.38%

805600

1

North Belle Vernon borough

1,125

59.37%

806700

2

Mount Pleasant borough

875

58.33%

806800

1

Mount Pleasant borough

920

57.68%

800900

2

New Kensington city

885

57.28%

800900

1

New Kensington city

635

56.44%

CT

BG

805400

2

802800
800100

Location
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807100

2

Mount Pleasant township

615

56.42%

803902

2

Greensburg city

460

55.76%

806500

3

East Huntingdon township

685

55.69%

807500

2

Latrobe city

590

55.66%

806500

2

East Huntingdon township

670

55.60%

807900

2

Derry township

890

55.28%

801400

1

Vandergrift borough

1,035

55.20%

806600

1

East Huntingdon township

1,355

54.86%

802002

4

Murrysville municipality/Export borough

885

54.63%

808100

3

Derry township

415

54.25%

804900

2

Hempfield township/New Stanton borough

1,070

53.90%

808600

1

Donegal township/Donegal borough

965

53.61%

800600

2

New Kensington city

580

52.25%

807402

1

Unity township

695

52.06%

801800

5

Loyalhanna township

385

52.03%

808300

3

St. Clair township/New Florence borough/Seward borough

1,360

51.52%

801800

3

Bell township/Avonmore borough

1,040

51.49%

804600

1

Youngwood borough

370

51.39%

808401

1

Ligonier township

615

51.25%

803902

3

Greensburg city

710

51.08%

804400

1

South Greensburg borough

475

51.08%

801500

2

Vandergrift borough

720

50.53%

804600

2

Youngwood borough

1,210

50.52%

803000

3

Irwin borough

1,050

50.36%

805500

2

Monessen city

1,225

50.31%

807700

2

Latrobe city

610

50.00%

804300

2

Southwest Greensburg borough

615

49.60%

804000

1

Greensburg city

585

49.58%

808300

2

Fairfield township/Bolivar borough

890

49.58%

801100

4

Lower Burrell city

550

49.55%

801100

3

Lower Burrell city

755

49.51%

807900

3

Derry township

615

48.81%

808200

1

Derry borough

645

48.68%

804400

2

South Greensburg borough

555

48.68%

801300

3

Allegheny township/Hyde Park borough

900

48.39%

808100

1

Derry township

325

47.45%

806300

1

Scottdale borough

875

47.43%

804501

1

Hempfield township

575

47.13%

807900

4

Derry township

805

47.08%

806900

2

Mount Pleasant township

585

46.99%
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The following map illustrates the distribution of census tracts that fall under the HUD low- to moderate
income threshold. Qualifying tracts are concentrated mainly in the County’s older, more densely
developed boroughs and cities.
Census Tracts at least 46.99% LMI

General Allocation Priorities
Describe the basis for allocating investments geographically within the jurisdiction (or within the
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EMSA for HOPWA)
Not all of the housing and community development needs identified in this plan can be addressed over
the next five years, due primarily to the limited resources available. Therefore, the County has
established priorities to ensure that scarce funds are directed to the most pressing needs. The selection
of non-housing community development priorities within income-eligible areas reflects the County’s
desire to create appreciable and lasting living environment improvements, and the specific geographic
targeting of housing investment reflects the need to affirmatively further fair housing by directing this
type of development to a broader range of neighborhoods and communities, broadening the supply of
affordable housing outside of historically saturated areas.
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SP-25 Priority Needs - 91.215(a)(2)
Priority Needs
The following is a framework for priorities, needs and goals to address the County’s identified needs
during the next five years. The final determination on funded activities will occur during the review
process for the prioritization of projects.
The priorities presented were developed by:
•
•
•
•
•

Weighing the severity of the need among all groups and sub-groups
Analyzing current social, housing, and economic conditions
Analyzing the relative needs of low and moderate income families
Assessing the resources likely to be available over the next five years, and
Evaluating input from focus group sessions, interviews, service provider surveys, County
department staff and public hearings.

The County used a multi-step process to establish priorities. First, data relative to each need was
collected and grouped into one of four major need categories: housing, homelessness, non-homeless
special needs, and non-housing community development. Second, the County consulted with a diverse
group of public agencies, non-profit organizations and community development entities to determine
the needs as perceived by the clients of these groups. Finally, the data were analyzed and priorities were
established using the following definitions:
•
•

High priorities are those activities that will be considered first for funding with CDBG resources.
Low priorities are those activities that will be considered after high-priority projects if CDBG
resources are available.

Low-priority activities are still important and are not meant to be understood as being unnecessary in
Westmoreland County. Rather, it is perceived that those needs may have other, more appropriate
funding sources. The County has identified a limited number of priorities to provide a focus for activities
that will be funded in the next five years. If a high-priority proposal is not received during the local
grants application process, a low-priority project may be funded. There are a sufficient number of
priority needs to ensure that funds can be spent in a timely manner. Additionally, the County will
consider approving and providing certifications of consistency and supporting applications submitted for
non-County funds by other entities.
For projects that address a high priority need, the County will base funding decisions on the capacity of
the applicant, the type of project, the potential to leverage federal funds with other resources, the
anticipated impact of the project and the reasonableness of the proposed budget. In some cases, this
may mean that a project proposing to meet a high priority may not be funded or funded in full. Once
proposed projects that address high priorities are acted upon (i.e. approved, approved in part, or
denied), the County will then review projects proposing to meet low priorities.
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Priority Needs Summary
Priority Need

Creating New
Affordable Rental
and Owner Housing
Opportunities

Preserving Existing
Affordable Rental
and Owner Housing
Units

Housing and
Related Services for
the Homeless and
Those at Risk of
Homelessness

Public Facility
Improvements

Priority
Level

High

Population
Extremely Low-Income
Low-Income
Moderate
Income
Large Families
Families with Children
Elderly Households
Persons with Disabilities

Goals Addressing
a) Rental housing
development
b) Homebuyer
activities/down payment
assistance

High

Extremely Low-Income
Low-Income
ModerateIncome
Large Families
Families with Children
Elderly households
Persons with Disabilities

a) Rental housing
rehabilitation/acquisition
b) Rehabilitation assistance
for homeowners
c) Accessibility
modifications
d) Tenant-based rental
assistance (TBRA)

High

Extremely Low-Income
Large Families
Families with Children
Elderly
Chronic Homeless
Individuals
Mentally Ill
Chronic Substance Abusers
Veterans
Persons with HIV/AIDS
Victims of Domestic Violence
Unaccompanied Youth

a) Permanent and
transitional housing
b) Supportive services for
homeless individuals and
families
c) Shelter operating costs
d) Emergency rental
assistance
e) Homelessness prevention
f) Tenant-based rental
assistance (TBRA)

High
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Low-Income
Moderate-Income
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a)
b)
c)
d)
e)
f)
g)

Neighborhood facilities
Parks/recreation facilities
Parking facilities
Senior facilities
Childcare facilities
Job training facilities
Cultural facilities

93

Public Services

Infrastructure
Improvement

Economic
Development

Blight Removal

High

High

High

High
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Homeless
Families with Children
Elderly
Mentally Ill
Chronic Substance Abusers
Veterans
Persons with HIV/AIDS
Domestic Violence Victims
Unaccompanied Youth
Persons with Mental/
Physical/Developmental
Disabilities
Extremely Low-Income
Low-Income
Moderate-Income

Extremely Low-Income
Low-Income
Moderate-Income

Extremely Low-Income
Low-Income
Moderate-Income

Extremely Low-Income
Low-Income
Moderate-Income

WESTMORELAND COUNTY

a) Provision of public
services
b) Employment training
c) Transportation
d) Health services
e) Youth programs, child
care centers and related
services
f) Senior programs, centers
and related services

a)
b)
c)
d)

Water improvements
Street improvements
Sidewalk improvements
Sanitary sewer
improvements
e) Stormwater
improvements
f) Bridge/culvert
improvements

a) Rehabilitation of publicly
or privately owned
commercial/industrial
b) Commercial/industrial
infrastructure
development
c) Other CI improvements
d) Micro-enterprise
assistance
a) Clearance of
abandoned/dilapidated
structures
b) Remediation of blighted
conditions
94

SP-30 Influence of Market Conditions – 91.215 (b)
Influence of Market Conditions
Affordable
Housing Type
Tenant Based
Rental Assistance
(TBRA)

TBRA for NonHomeless Special
Needs

New Unit
Production

Rehabilitation

Acquisition,
including
preservation

Market Characteristics that will influence
the use of funds available for housing type
The need for continuing the provision of rental assistance to eligible
households is demonstrated by the prevalence of extreme cost burden in the
Needs Assessment section of the CP. The types of households most in need of
rental assistance are extremely low-income renters (0%-30% MFI). Also
included in this “worst-case” situation would be those renter households who
are threatened with homelessness. The waiting lists of qualified applicants for
public housing, Section 8 Housing Choice vouchers, and other subsidized
housing units across the County attest to the need for continuing existing
subsidy programs and expanding them whenever possible. Additionally, in
recent years, the increasing barriers to home ownership (both economic and
regulatory, based in tightening requirements for qualification) and foreclosure
have exerted pressure on the rental market, in which the relatively low vacancy
rate of 4.6% limits options, especially for lower-income households.
The local housing market provides an inadequate supply of rental housing
affordable and suitable to special-needs populations, particularly the elderly
and persons with disabilities and/or substance abuse issues. Generally, special
needs households are more likely to have very low incomes and experience
associated housing problems, and the cost of appropriate housing and
supportive services can be prohibitive.
The competitive market, particularly rising rent and purchase prices compared
to falling incomes in inflation-adjusted dollars in recent years, makes a strong
case for the need to create additional units of affordable housing, especially in
configurations that meet the needs identified in this plan. The most compelling
reason for public investment in new construction is the policy impact it allows
the County to have in neighborhood development, as site selection can
advance the aim of affirmatively furthering fair housing, as well as long-range
goals identified in the Comprehensive Plan.
Protection of the housing stock through rehabilitation helps to stabilize
neighborhoods, eliminate blighting influences, and preserve the local tax base.
With 61.5% of the county’s housing stock constructed prior to 1970, there is a
considerable need for housing rehabilitation. Multiple public housing unit
complexes administered by WCHA were constructed prior to 1970, and while
many units have been modernized, some still require rehabilitation. In addition
to the age of housing, the potential for lead-based paint hazards threatens
more than half of all housing units.
Extending the affordability restrictions on developments for which they already
exist is among the most effective means of preserving the existing inventory of
affordable housing. The County will continue to monitor upcoming Section 8
and other contracts to identify opportunities for this type of investment and
strategies for preservation. During the next five years, the County’s newly
formed land bank will also acquire and stabilize properties in order to expedite
their return to productive use.
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SP-35 Anticipated Resources - 91.215(a)(4), 91.220(c)(1,2)
Introduction
Currently, Westmoreland County receives CDBG, HOME and ESG funds for housing construction, rehabilitation initiatives and homeless shelter
programs, among other eligible activities. These funding sources are expected to be available over the next five years. In addition, other state and
federal funding sources and program income are anticipated to be available to finance such undertakings.
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Anticipated Resources
Program

Source
of
Funds

Uses of Funds

Expected Amount Available Year 1
Annual
Program
Prior Year
Total:
Allocation:
Income: $
Resources:
$
$
$

CDBG

Federal

$3,358,900

HOME

Federal

ESG

Federal

Acquisition, Admin
and Planning,
Economic
Development,
Housing, Public
Improvements, Public
Services, Recreational
Facilities, Blight
Removal
Acquisition, Admin
and Planning,
Homebuyer
Assistance, Rehab,
Construction, TBRA
Shelter Operations,
Admin and Planning,
Rapid Rehousing,
Public Services

CDBG and
HOME Program
Income

PI

See above

Expected
Amount
Available
Reminder of
ConPlan
$

$3,358,900 $12,777,122

$800,000

$800,000

$3,043,169

$292,563

$292,563

$1,112,899

$200,000

$200,000

$800,000

Narrative Description

Amount for remainder of
Strategic Plan is the sum of
years two through five
estimated assuming a 2%
decline each year.

Amount for remainder of
Strategic Plan is the sum of
years two through five
estimated assuming a 2%
decline each year
Amount for remainder of
Strategic Plan is the sum of
years two through five
estimated assuming a 2%
decline each year
Amount is assumed to
remain stable for years two
through five

Table 45 - Anticipated Resources

Explain how federal funds will leverage those additional resources (private, state and local funds), including a description of how
matching requirements will be satisfied
Primary sources of matching funds during the next five years are anticipated to include County Act 137, Commonwealth of Pennsylvania funds,
local foundations, low-income housing tax credits, PENNVEST, Federal Home Loan Banks, and land and monetary donations.
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If appropriate, describe publically owned land or property located within the jurisdiction that may be used to address the needs
identified in the plan.
Westmoreland County established a land bank in late 2013 to gain control of properties that have been abandoned and owe back taxes with the
intention of clearing titles and returning the properties to strategic and productive reuse. Pennsylvania’s enabling legislation allows local
governments that create land banks to acquire properties by tax foreclosure, purchase, lease-purchase agreement, donation or transfer; to
develop or demolish properties; to sell, transfer, lease or mortgage properties; to discharge and extinguish tax liens and obtain clear title; and to
purchase properties at judicial sales.
As of January 2015, 11 municipalities across the County were participating in the land bank. There is sufficient demand to add at least 10
additional municipalities, but this may happen gradually as the organization continues to build capacity. The land bank inventory included 10
parcels, a mixture of residential and commercial uses, five of which are associated with the Monsour site in Jeannette. Wells Fargo is donating an
additional two. The land bank represents a potential means of assembling and preparing sites for use by affordable housing developers,
especially because it could help to lower acquisition costs.
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SP-40 Institutional Delivery Structure – 91.215(k)
Explain the institutional structure through which the jurisdiction will carry out its consolidated plan
including private industry, non-profit organizations, and public institutions.
Responsible Entity
Westmoreland County
Department of
Planning and
Development

Westmoreland County
Housing Authority

Responsible Entity
Type
Government

Public Housing
Authority

Role
Economic
Development
Non-Homeless Special
Needs
Ownership
Planning
Neighborhood
Improvements
Public Facilities
Public Services
Ownership
Planning
Public Housing
Rental

Geographic Area
Served
Westmoreland County

Westmoreland County

Table 46 - Institutional Delivery Structure

The lead agency for the Annual Plan is Westmoreland County’s Department of Planning and Development.
The Department initiates the contracting, administration, organization, and preparation of the Annual
Plan and coordinates with the public, private, and non-profit entities through which it will carry out the
plan. It is responsible for administering HUD funds and oversight of the Five-Year Consolidated Plan and
Annual Plans.
Several other organizations play roles in implementing the County’s Five-Year Consolidated Plan and FY
2015 Annual Plan, including the Westmoreland County Housing Authority, Redevelopment Authority of
the County of Westmoreland, Westmoreland Coalition on Housing, Local Housing Options Team (LHOT),
Community Development Housing Organizations (CHDOs), local homeless shelters and many social service
providers.

Public Sector
Westmoreland County Department of Planning and Development – The Westmoreland County
Department of Planning and Development will act as a clearinghouse and facilitator for many of the
activities described in the Five-Year Plan and in the FY 2015 Annual Plan. As the local unit of government,
the County is empowered to apply for and administer certain types of grants. Support from the County,
expressed as a certification of consistency with the Consolidated Plan, may be all that is required for some
activities. Other activities will involve the more direct participation of the County for funding, acquisition
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of land or buildings, or in convening meetings of various agencies to iron out differences or strategies on
how to seize opportunities. Furthermore, the County Department of Planning and Development will
continue to administer the CDBG, HOME and ESG programs which are used to fund various housing,
community development, and economic development initiatives throughout the County and the
Consortium communities of Scottdale, Jeannette and Arnold.
Westmoreland County Housing Authority – The Westmoreland County Housing Authority (WCHA)
administers public housing and the Section 8 Housing Choice Voucher Program in the County. WCHA is
responsible for the management and maintenance of 1,819 public housing units and 1,855 Section 8
vouchers. The Housing Authority will continue its efforts to modernize public housing units so as to
provide decent, affordable housing in the County to extremely low and very low income households.
WCHA enjoys an amicable working relationship with the Westmoreland County Department of Planning
and Development. This relationship has resulted in a cooperative effort between the two organizations to
enhance the availability, adequacy, and affordability of housing for low income residents in Westmoreland
County. WCHA has developed ambitious plans for the new construction and rehabilitation of rental
housing units, particularly for large family and elderly households. Because of WCHA’s experience in
housing development and management, the County is willing to provide financial resources (CDBG and
HOME funds) to assist WCHA in carrying out its plans. Additionally, the agencies partner to provide the
rapid re-housing program, and WCHA conducts outreach for the Jobs, Education and Training (JET)
program administered by the Private Industry Council.
Local Municipalities – As members of the Westmoreland County Housing Consortium, the City of
Jeannette, the City of Arnold, and the Borough of Scottdale are eligible to receive a portion of the
Consortium’s HOME grant. Each of these municipalities has chosen to remain in the Consortium in order
to receive HOME funds with which to supplement their respective housing initiatives.
Interagency Alliances
Westmoreland Coalition on Housing – The Westmoreland Coalition on Housing is committed to identifying
and focusing community attention and resources on the housing needs of Westmoreland County in an
effort to enhance the county’s ability to address unmet needs.
The Coalition plays a significant role in the implementation of the Five-Year Consolidated Plan and each
Annual Action Plan via the following:
•
•
•

Updating housing survey data
Conducting a survey of social service providers
Providing endorsements for newly proposed housing projects. The County intends to consider the
Coalition’s project endorsements to ensure that housing projects that receive public funding will
address any unmet need, therefore maximizing use of available resources and achieving the
desired collaboration among housing agencies and service providers.
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Westmoreland County Local Housing Options Team – The Westmoreland Local Housing Options Team
(LHOT) is a committee of the Westmoreland Coalition on Housing and was formed to link key stakeholders
involved in behavioral health in Westmoreland County with housing providers in the county. Many of the
Westmoreland County LHOT members are from area behavioral health agencies. The focus of the group
for the current five year period is the continued implementation of the housing plan that was submitted
to the Office of Mental Health and Substance Abuse (OMHSA) in 2008. The group goal is to meet the
housing plan requirements for people with disabilities, mental health and developmental disabilities as
required for the County plan guidelines.
Non-Profit Organizations
Several non-profit organizations carry out CDBG, HOME and ESG activities in a sub-recipient capacity,
including the following:
•
•
•

Homes Build Hope (HBH) is a designated Community Housing Development Organization (CHDO).
HBH is the developer and management agent of several affordable rental housing projects in
Westmoreland County.
Westmoreland Community Action (WCA) is a CHDO and utilizes HOME funds in its efforts to
stimulate homeownership. WCA operates an acquisition/rehab and new construction/resale
program and provides homeownership counseling and financial packaging.
Mon Valley Initiative (MVI) will continue to operate an acquisition/rehab/resale homeownership
program and develop rental housing in the Monessen area. In addition, MVI will operate a down
payment and closing cost assistance program.

Numerous non-profit organizations provide housing and essential services to the homeless population
within Westmoreland County. The following organizations participate in the County’s Emergency
Solutions Grants (ESG) program:
•
•
•
•
•

Alle-Kiski HOPE Center
Blackburn Center Against Domestic and Sexual Violence
Connect, Inc.
Union Mission of Latrobe, Inc.
Westmoreland County Housing Authority

Private Sector
In addition, to non-profit organizations, Westmoreland County has worked with private firms to
implement affordable housing projects.
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Assessment of strengths and gaps in the institutional delivery system
The greatest gap in meeting the County’s housing and community development needs is the reduced
capacity of many agencies, given funding limitations in recent years, to carry out their work to the extent
that is needed. Reductions in workforce and the scope of projects and programs resulting from the
dwindling of resources pose a serious challenge to meeting escalating demand for affordable housing and
related services. Additionally, a greater degree of coordination is needed to ensure that the wide-ranging
efforts of housing and service providers most effectively meet the community’s most critical needs.

Availability of services targeted to homeless persons and persons with HIV and mainstream
services
Note: The following table describes services available within the County, many of which are provided by
agencies separate from County government.
Homelessness Prevention
Services

Available in the
Targeted to
Community
Homeless
Homelessness Prevention Services
Counseling/Advocacy
X
X
Legal Assistance
X
Mortgage Assistance
X
Rental Assistance
X
X
Utilities Assistance
X
Street Outreach Services
Law Enforcement
X
X
Mobile Clinics
X
X
Other Street Outreach Services
X
X
Supportive Services
Alcohol & Drug Abuse
X
X
Child Care
X
Education
X
Employment and Employment
X
Training
Healthcare
X
X
HIV/AIDS
X
Life Skills
X
X
Mental Health Counseling
X
X
Transportation
X
Other
Other

Targeted to People
with HIV
X

X
X

X
X
X

Table 47 - Homeless Prevention Services Summary
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Describe how the service delivery system including, but not limited to, the services listed
above meet the needs of homeless persons (particularly chronically homeless individuals and
families, families with children, veterans and their families, and unaccompanied youth)
In Westmoreland County, funding for homeless-related activities originate either from HUD entitlement
allocations, typically the Emergency Solutions Grants (ESG) or a competitive grant process. Since
Westmoreland County does not have its own continuum of care (CoC) as of the time of this report, it
must apply to HUD for competitive grants through the Southwest Regional Homeless Advisory Board
(RHAB) Continuum of Care. This CoC also includes the counties of Armstrong, Butler, Fayette, Green,
Indiana, and Washington.
ESG priorities are determined by Westmoreland County’s Department of Planning and Development,
which consults extensively with local homeless service providers. The selected priorities are: (1) The
need for more emergency shelter beds in the Cities of Monessen and New Kensington, (2) A new youth
shelter, especially for youth who have “aged-out” of the juvenile system, (3) Additional transitional
housing for patients discharged from Torrance State Hospital.
Within the past five years, ESG funds have consistently supported:
•
•
•
•
•

Emergency shelter operation support and essential services for the Union Mission of Latrobe
men’s homeless shelter.
Housing operation support and essential services for the Blackburn Center domestic violence
shelter.
Emergency shelter support and essential services for the Alle-Kiski HOPE Center serving
homeless women, children and families.
Shelter operation and essential services for the Connect Inc. Welcome Home Shelter serving
abused women and children.
Rental assistance and utility arrearage assistance to families in danger of homelessness for the
Homeless Assistance Program run by the Westmoreland County Housing Authority.

Entitlement funds are also allocated during some fiscal years to homeless-related activities using HOME
and CDBG allocations. Allocations have included support for permanent supportive housing programs
and transitional housing activities.
Priorities for competitive homeless grant requests are first determined by Westmoreland County’s Local
Housing Options Team (LHOT) and Westmoreland Community Action (WCA). The LHOT was formed to
link key stakeholders in behavioral health with housing providers across the County. Many of the
stakeholders comprising LHOT provide homeless services across the County, which is why LHOT assists
in the prioritization of homeless grant requests. WCA, which is also part of LHOT, plays a key role in
prioritizing homeless grant requests because it administers four supportive homeless program grants.
This includes the Next Steps Supportive Housing Program, the Homeless Management Information
System (HMIS), Pathways Permanent Supportive Housing Program, and a permanent supportive housing
program for transitional age persons. After several funding request are prioritized by LHOT and WCA,
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the selections are sent to the Southwest RHAB CoC for further deliberation. The Southwest RHAB CoC
reviews all projects sent from the five participating counties and selects one or two, after consultation
with board members and consultants, to be sent to HUD. Due to HUD’s scoring system and priorities,
selected projects are typically permanent supportive housing. All HUD competitive homeless grants
include wrap around services and operating subsidies, which must be applied towards new or existing
homeless facilities. Most recently, Westmoreland County used the competitive grant funds to support
the operations of the Union Mission Permanent Supportive Housing Program on South Maple Avenue
and the Pittsburgh Street House program, both in Greensburg.

Describe the strengths and gaps of the service delivery system for special needs population
and persons experiencing homelessness, including, but not limited to, the services listed
above
In addition to an overall dramatic shortage in the resources available for agencies to draw upon in
addressing identified problems for the County’s special needs populations and those experiencing and
threatened by homelessness, local service providers have acknowledged the need to develop data
systems. There currently exists no accessible central clearinghouse for data collected by agencies, which
if shared could lead to increased efficiency and effectiveness of program delivery. Additionally, with
particular regard to the continuum of care, persons in permanent supportive or safe haven housing
commonly deal with problems that take years to stabilize; thus there is currently a clog in the system
and a need for at least 12 additional safe harbor / safe haven beds. Providers have expressed a
preference to emulate the Housing First model, in which multi-disciplinary teams of service providers
address the needs of clients in scattered-site rental units. The approach could be particularly effective
locally in meeting the needs of persons with disabilities who need stable housing. While local service
providers have “a lot of the pieces,” one said, “they’re separate entities” that currently do not have a
means of efficiently coordinating all aspects of a person’s care.

Provide a summary of the strategy for overcoming gaps in the institutional structure and
service delivery system for carrying out a strategy to address priority needs
Westmoreland County will continue to foster a positive and productive working relationship with
affordable housing providers, supportive service providers, the Westmoreland County Housing Authority
and other area organizations engaged in the provision of services to LMI persons and households in the
County. In addition, the County will continue to participate with the Westmoreland Coalition on Housing
and the Local Housing Options Team by attending meetings and being an active partner in discussions on
various needs and issues of the County’s special needs, low income, and homeless populations.
In order to coordinate housing and supportive service efforts for County residents, the County will
continue to work with public and private organizations during the next five years by providing the
following services:
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•
•
•

Technical assistance to the County’s designated CHDOs that will assist the CHDOs to develop
permanent housing for income-qualified persons.
Continue to provide ESG and/or CDBG funding for the provision of support services to the
homeless and those threatened with homelessness.
Continue to work with private developers who propose the development of new supportive
housing units with planned support service components.

With regard to economic development initiatives, the County Planning and Development Department will
continue to work closely with the Redevelopment Authority of the County of Westmoreland and the
Westmoreland County Industrial Development Corporation on various economic development projects
throughout the County.
Finally, in an effort to enhance coordination, the County will finalize, publicize and begin to implement
the strategies established in its recently completed Housing Policy and Plan.
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SP-45 Goals Summary – 91.215(a)(4)
Goals Summary Information
Sort
Order
*
1

2

3

4

5

Goal Name
Improve the
quality of
owner
housing
Improve
access to
affordable
owner
housing
Improve
quality of
existing
affordable
rental
housing
Increase the
supply of
affordable
rental
housing
Improve and
maintain
public
facilities

6

Provide
public
services

7

Improve and
maintain
public
infrastructure
and
amenities

8

Remove slum
and blight

9

Provide
housing and
related
services to
the homeless
and nearhomeless

Start
Year

End
Year

Category

Geographic
Area

Needs Addressed

Funding

Countywide

Affordable Housing
- Homeownership
and Rehab of
Existing Units

CDBG: About
$240,000/year

Goal
Outcome
Indicator
300 housing
units
rehabilitated

2019

Affordable
housing

2015

2019

Affordable
housing

Countywide

Affordable Housing
- Homeownership

2015

2019

Affordable
Housing,
Homeless

Countywide

Affordable Housing
- Rehab of Existing
Units

HOME: About
$60,000/year

40 housing
units
rehabilitated

2015

2019

Affordable
housing

Countywide

Affordable Housing
- Rental

HOME: About
$300,000/year

60 rental
units
constructed

2019

Public and
neighborhood
facility
improvement

Eligible areas

Community
Development Public Facilities

CDBG: About
$100,000/year

3 facilities
improved

CDBG: About
$50,000/year

500 people
assisted

2015

2015

HOME/CDBG:
$80,000

10
households
assisted

2019

Social
services

Countywide

Community
Development Public Services
Employment
Opportunities

2015

2019

Public and
neighborhood
facility
improvement

Targeted
neighborhoods

Community
Development Public
Infrastructure

CDBG: About
$1,800,000/ye
ar

50 projects
completed

2015

2019

Non-Housing
Community
Development

Targeted
neighborhoods

Demolition

CDBG: About
$300,000/year

120 sites
cleared

Countywide

Affordable Housing
- Rental &
Homeownership
Housing-Related
Services to
Homeless

ESG: About
$250,000/year

5 agencies
annually
assisted

2015

2015

2019

Homelessness
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Goal Descriptions

Table 48 – Goals Summary

[Will be populated automatically by eConPlan based on entries in above table.]

Estimate the number of extremely low-income, low-income, and moderate-income families
to whom the jurisdiction will provide affordable housing as defined by HOME 91.315(b)(2)
Though the County will continue to target its resources to assist households with the greatest
need, it is impossible to project the characteristics of households that will apply for assistance
within the next five years. Overall, the owner and rental rehabilitation programs, new rental
construction, direct financial assistance to homebuyers and tenant-based rental assistance will
assist an estimated 550 households/units.
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SP-50 Public Housing Accessibility and Involvement – 91.215(c)
Need to increase the number of accessible units (if required by a Section 504 Voluntary
Compliance Agreement)
Section 504 of the Rehabilitation Act of 1973 and 24 CFR Part 8 requires that 5% of all public housing
units be accessible to persons with mobility impairments. Another 2% of public housing units must be
accessible to persons with sensory impairments. Currently, WCHA has 82 (4.5%) accessible units with an
additional 16 planned to be renovated to meet UFAS standards through 2016, bringing the total up to
5.4%. WCHA completed its most recent assessment and plan for Section 504 in September 2007 and
continues to work to achieve improved accessibility accordingly. WCHA will continue to use its public
housing capital funds to make Section 504 improvements during the next five years.

Activities to increase resident involvement
WCHA administers the Family Self-Sufficiency (FSS) Program, a HUD program that encourages
communities to develop local strategies to help voucher families obtain employment and work toward
economic independence and self-sufficiency. WCHA works with welfare agencies, schools, businesses
and other local partners to develop a comprehensive program that gives participating FSS family
members the skills and experience to enable them to obtain employment that pays a living wage. WCHA
plans to grow the FSS program to involve increasing numbers of voucher holders during the next five
years.
WCHA encourages resident participation in management through resident groups throughout
Westmoreland County’s public housing communities. For example, Scottdale Manor, Westgate Manor,
McMurty Towers, Arnold Manor and Hempfield Towers each have a resident group. Their involvement
may be more limited than an official resident council. However, WCHA staff members continue to work
with Resident Advisory Groups on WCHA goals and initiatives to increase the involvement of residents in
management.

Is the public housing agency designated as troubled under 24 CFR part 902?
No.

Plan to remove the ‘troubled’ designation
Not applicable – WCHA is not designated as troubled.
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SP-55 Barriers to affordable housing – 91.215(h)
Barriers to affordable housing
The development of new rental housing, the ability of low-income households to become homeowners
and the ability of the County to provide funds for housing rehabilitation are limited by the barriers to
affordable housing described in this section. Though this summary is not comprehensive, it reveals some
of the problems inherent to expanding the availability of affordable housing choices in Westmoreland
County.
In terms of urban density and neighborhood character, the County is remarkably diverse. Rapidly
growing commuter communities within the development triangle are highly desirable, by virtue of
strong schools and connections to the region’s transportation network. In these areas, the amount of
land suitable for the development of housing is limited. Given high demand, the fixed supply of land
places upward pressure on the price of housing, fueled further by construction costs that have increased
dramatically in recent years, according to those working in the industry. In the more rural areas of the
County, affordable housing development is limited primarily by isolation from amenities and
transportation. And in older cities and boroughs that have experienced large-scale population loss, the
housing stock is generally affordable, but is commonly substandard.
Market barriers
Land within the development triangle has become increasingly expensive during the last five to 10 years,
according to developers, along with construction costs. At the same time, the public resources available
to assist in the financing of affordable housing development have continually waned. At urban fringes
where more land and public water/sewer service are available for residential uses, the cost of extending
infrastructure may increase the cost of development. Finally, developers can often realize a more
generous profit margin by building expensive homes rather than more affordable homes.
Regulatory barriers
While the rehabilitation of owner-occupied homes continues to be a strong need in some areas of the
County, the cost of complying with the regulations required to invest federal funds for this purpose has
become prohibitive. In many communities where rehabilitation is needed, the market price of finished
homes can reach only a fraction of the total cost of rehabilitation investment. There is a shortage of land
in some communities zoned for townhouses, duplexes, mobile homes, apartments and small-lot singles
or a mix of housing types. In some municipalities, minimum lot sizes start at one-half an acre or more,
which usually makes the construction of smaller single-family homes financially infeasible due to the
high land costs incurred by developers.
Financial barriers
Among households, the problems commonly cited in failing to locate affordable housing include a lack
of savings for down payment and closing costs or a security deposit and high household debt. Additional
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Dodd-Frank provisions that took effect in January 2014 define a “qualified mortgage” (QM) as one that
meets very specific standards (such as 43% debt/income ratio). A mortgage that is qualified falls into
safe harbor, which provides some protection to the bank in the event of foreclosure. Banks will now
determine whether to offer predominantly or only QMs, as the Federal Housing Administration will do,
or whether to also offer potentially more risky non-qualified mortgages to meet community needs. This
situation will disproportionately impact lower-income would-be borrowers. More generally speaking,
mortgage underwriting criteria have become much more demanding since the housing market crisis that
began in 2007, which will have the effect of leaving many households out of the market to buy a home.
Social barriers
Pressure to concentrate affordable housing only in certain areas of the County stems from the
perception that affordable housing is not necessary or desirable in some communities. NIMBYism (not in
my back yard) has occasionally surfaced as an impediment to the production of affordable housing,
particularly rental units for lower-income families. The ability of the County to address these barriers is
limited, as local governments ultimately have the authority to develop and enforce their own land use
and housing development regulations. In Pennsylvania, the power behind land development decisions
resides with municipal governments through their formulation and administration of comprehensive
plans, zoning ordinances and subdivision ordinances. Building and development permits are also
regulated by the municipalities. County comprehensive plans in Pennsylvania are advisory only. The
County does not charge impact fees, request set-asides, require referendums nor any other process or
policy that increases the cost of the construction of housing.

Strategy to remove or ameliorate the barriers to affordable housing
Westmoreland County’s priorities for the allocation of federal funds to carry out housing-related
activities are oriented toward expanding the supply of affordable housing in a variety of areas across the
County and improving the opportunities and choices available to the County’s lower-income
households. While the County’s influence over local land-use decisions is limited, the County plans to
undertake the following efforts during the next five years to mitigate barriers:
•

•

Continue to provide technical land use planning assistance to local units of government in
managing the local land use administrative process in accordance with the Fair Housing Act –
The Westmoreland County Department of Planning and Development has offered this
assistance to communities since the preparation of the original Fair Housing Plan in 1996. The
County recently completed an Analysis of Impediments to Fair Housing in 2010. The County will
continue to offer both financial and technical support to local planning and zoning officials on a
voluntary basis. The County will also contact any municipality it becomes aware has
promulgated or imposed zoning or land use restrictions that are inconsistent with fair housing
standards.
Continue to increase public awareness on fair housing issues – The County has established and
publicized a 1-800 housing hotline and will continue to accept calls from persons with fair
housing complaints. In addition, the County will continue to log any calls to track issues.
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•

•

•

•

•

Increase availability of accessible housing – The County currently offers financial assistance
through the existing rehabilitation programs for home improvements. In addition, the County
ensures that all rental housing projects funded with federal dollars meet ADA requirements,
thus increasing the supply of affordable accessible housing units.
Continue to stimulate the new construction and/or substantial rehabilitation of housing to
address affordable housing needs – In past years, the County has used CDBG and other funds to
provide for the rehabilitation or new construction of housing units. The County will continue to
introduce financial resources into areas that lack an adequate supply of affordable housing. The
County will place emphasis on locating these facilities where they are accessible to employment,
public transportation and where environmental conditions are acceptable for housing uses.
Continue to stimulate homeownership opportunities through the existing
purchase/rehabilitation/resale program – The County assists low/moderate households
through its HOME-funded Homeownership Assistance Program. The County intends to provide
funds for the continuation of this program through one or more non-profit sub-recipients that
are in the business of creating affordable housing.
Continue to support rental housing subsidy Programs through the Westmoreland County
Housing Authority, particularly those in support of the protected classes – In recognition of
families and individuals in special circumstances that need rental assistance immediately, the
county has funded a Tenant Based Rental Assistance program with HOME funds. The
Westmoreland County Housing Authority serves as the sub recipient responsible for the
administration of this program.
Affordable Homes Westmoreland Website – The County, in partnership with area service
providers, launched the AffordableHomesWestmoreland.com website in 2009. The website
provides information on available for-sale and rental housing opportunities throughout the
County and is a great informational resource for residents. The County will continue to support
the operation and maintenance of this useful tool.
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SP-60 Homelessness Strategy – 91.215(d)
Reaching out to homeless persons (especially unsheltered persons) and assessing their
individual needs
During the next five years, Westmoreland County will continue to allocate its federal program funds in
ways that support programs to provide decent and safe living environments for persons experiencing or
threatened by homelessness. This may include such activities as shelter operations, public services and
rapid re-housing.
The County participates actively in the Local Housing Options Team. Several of the nonprofit social and
human service agencies that provide services to the homeless and those at risk of becoming homeless
receive public and private funds that are used to operate emergency shelters, transitional housing
facilities, and permanent supportive housing facilities throughout the County. These funds are also used
to provide supportive services such as case management, counseling, transportation and job training.
During the next five years, the LHOT plans to improve its connections with and understanding of local
homeless populations primarily by collecting, organizing and increasing access to data shared by the
agencies within its network, which will help agencies streamline and target service provision to ensure
that the most acute needs are addressed as effectively as possible. The annual point-in-time count
remains an important means of connecting with homeless persons and assessing their characteristics
and needs.

Addressing the emergency and transitional housing needs of homeless persons
Westmoreland County is part of the larger Southwest PA Regional Continuum of Care (CoC) on issues
pertaining to homelessness. Through participation in larger, regional efforts, the County can more
effectively address the needs of homeless individuals and families, including the following:
•
•
•
•
•

Homelessness prevention (i.e. rent assistance)
Outreach/assessment (i.e. case management)
Emergency shelters and services
Transitional housing
Permanent supportive housing

The specific priority needs outlined in the Regional CoC strategy place high priority on the creation of
new permanent housing beds for the chronically homeless, job training and employment programs and
the journey from transitional to permanent housing for both families and individuals.
Additional emergency shelter beds are still needed within the County, and a youth shelter to help
address housing issues associated with youth that are aging out of the foster care system. Other needs
identified by service providers in the County include the need for transitional housing for patients
discharged from Torrance State Hospital. Many patients are ready to be discharged but have no place to
go.
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Helping homeless persons (especially chronically homeless individuals and families, families
with children, veterans and their families, and unaccompanied youth) make the transition to
permanent housing and independent living, including shortening the period of time that
individuals and families experience homelessness, facilitating access for homeless individuals
and families to affordable housing units, and preventing individuals and families who were
recently homeless from becoming homeless again.
The CoC addresses the housing and supportive services needs in each stage of the Continuum of Care
process to help homeless persons make the transition to permanent housing and independent living.
The CoC provides a comprehensive response to the different needs of homeless individuals and families
so that they can make the critical transition from the streets to independent living. It is important that a
balance of emergency, transitional and permanent supportive housing be provided, along with homeless
prevention, case management and other supportive services, so that the transition of homeless persons
to self-sufficiency becomes permanent. The County will continue to support the CoC strategy to meet
the needs of homeless persons and those at risk of becoming homeless.

Help low-income individuals and families avoid becoming homeless, especially extremely
low-income individuals and families who are likely to become homeless after being
discharged from a publicly funded institution or system of care, or who are receiving
assistance from public and private agencies that address housing, health, social services,
employment, education or youth needs
Westmoreland County plans to continue allocating ESG funds to support homelessness prevention efforts,
such as the Rapid Re-Housing Program that provides rent and utility assistance to income-eligible persons
in domestic violence and emergency shelter situations. Additionally, WCHA and other area agencies
manage homelessness prevention programs that can provide temporary assistance in a variety of forms.
WCHA’s Homeless Assistance Program, funded through the Department of Public Welfare, assists families
and individuals who are homeless or facing eviction by providing partial financial assistance in the form of
back rent, first month's rent or security deposit.
During the next five years, the County will continue its partnership with the United Way and Pennsylvania
2-1-1 Southwest to help connect residents in need of housing, financial assistance, etc. with resources
tailored to meet the needs of persons needing human services assistance.
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SP-65 Lead-based paint hazards – 91.215(i)
Actions to address LBP hazards and increase access to housing without LBP hazards
As reported in section MA-20, the possible incidence and associated hazards of lead-based paint are
relatively high in Westmoreland County due to the prevalence of homes built prior to 1978. Although
reported cases of childhood lead poisoning are low, state health department representatives have
emphasized that the number of unreported and undetected cases of childhood lead poisoning is
unknown and the low number of reported cases should not be misconstrued as evidence that lead
poisoning is not more widespread.
In order to reduce this risk, Westmoreland County has developed a plan of action with specific
objectives. These objectives are included in its housing rehabilitation program guidelines.
The revised federal lead based paint regulations published on September 15, 1999 (24 CFR Part 35) have
had a significant impact on many activities – rehabilitation, tenant based rental assistance and property
acquisition – supported by the CDBG and HOME programs. The increased costs entailed by these
regulations will significantly reduce the number of affordable housing units that can be provided with
available funding. In order to meet the requirements of the new lead based paint regulations,
Westmoreland County will take the following actions regarding tenant based rental assistance,
homeownership, and homeless/special needs housing:
Homeownership Programs
Westmoreland County ensures that:
•
•
•
•

•

Applicants for homeownership assistance receive adequate information about lead based paint
requirements
Staff properly determines whether proposed projects are exempt from some or all lead based
paint requirements
A proper visual assessment is performed to identify deteriorated paint in the dwelling unit, any
common areas servicing the unit, and exterior surfaces of the building
Prior to occupancy, property qualified personnel perform paint stabilization and the dwelling
passes a clearance exam in accordance with the standards established in 24 CFR Part 35,
Subpart R
The home purchaser receives the required lead based paint pamphlet and notices

Homeless/Special Needs Housing and Tenant-Based Rental Assistance Programs
Westmoreland County will ensure that program procedures for the sub-recipient operators of the
program make certain that:
•

Applicants for special needs housing assistance receive adequate information about lead-based
paint requirements
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•
•
•

•
•

Staff properly determines whether proposed projects, or units within a project, are exempt from
some or all lead-based paint requirements
A proper visual assessment is performed to identify deteriorated paint in the dwelling unit, any
common areas servicing the unit, and exterior surfaces of the building
Prior to occupancy, property qualified personnel perform paint stabilization and the dwelling
passes a clearance exam in accordance with the standards established in 24 CFR Part 35,
Subpart R
Occupants receive the required lead-based paint pamphlet and notices
Required ongoing lead-based paint maintenance activities are incorporated into project
operations if the assistance involves a continuing relationship with HUD

How are the actions listed above related to the extent of lead poisoning and hazards?
While the County does not have the resources to ensure that lead risk is eliminated from the entirety of
housing stock within its borders, it is compelled by the regulations cited above to ensure that its
programs are carried out in ways that protect program participants, especially families with children,
from exposure.

How are the actions listed above integrated into housing policies and procedures?
The actions above are formal components of the County’s delivery of these programs.
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SP-70 Anti-Poverty Strategy – 91.215(j)
Jurisdiction goals, programs and policies for reducing the number of poverty-level families
Westmoreland County recognizes that it does not have significant control over the factors that may help
to reduce the number of households with incomes below the poverty level However, the County,
through its Industrial Development Corporation (IDC), will continue to work vigorously to create job
opportunities for area residents by bringing new business and industry into the County and specifically
its industrial park system. Additionally, the IDC meets with approximately 100 individual County
employers annually through its Business Retention and Expansion Program to assess their needs for
workforce development, expansion, equipment, contracting, etc.
The IDC has developed 16 industrial parks throughout the County. Of these, four were previously
brownfield sites where vacant industrial facilities once existed. These former industrial sites were once
major employers that have now been brought back into productive reuse and have encouraged
additional local development and investment, thus promoting the creation of new job opportunities and
expansion of the tax base.
In direct relation to the success of the industrial parks, several of the parks are at or near capacity or
have been expanded. There are over 9,250 persons employed at 125 companies throughout the 17 sites
in the industrial park system.
The Westmoreland County Department of Planning and Development works with state and federal
departments and agencies to obtain and implement various grants for economic development purposes.
Technical assistance has also been provided to municipalities and non-profit organizations in the
submission of applications for funding through programs such as HUD’s Economic Development
Initiative Special Projects (EDI) grant program and the Commonwealth of Pennsylvania’s Redevelopment
Assistance Capital Program (RACP).
Active pursuit of new industrial investment in the entire region is being carried out to attract new job
opportunities. Southwestern Pennsylvania was particularly hard hit by the decline of the steel industry,
a reduction in the manufacturing industry, and declines in other heavy industries. Newly created jobs
would increase family and household disposable income, rejuvenate local businesses, and generally
improve the quality of life for Westmoreland County residents, including those residents who currently
live below the poverty level. Additionally, the County is working with HUD to provide technical
assistance when appropriate as they develop strategies to address poverty within their communities.
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How are the jurisdiction’s poverty-reducing goals, programs, and policies coordinated with
this affordable housing plan?
Ongoing efforts to strengthen economic development and provide the County’s lowest-income
households with needed housing-related assistance and services directly address needs identified in this
plan.
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SP-80 Monitoring – 91.230
Describe the standards and procedures that the jurisdiction will use to monitor activities
carried out in furtherance of the plan and will use to ensure long-term compliance with
requirements of the programs involved, including minority business outreach and the
comprehensive planning requirements
This section describes the monitoring standards and procedures that Westmoreland County, through
the County Department of Planning and Development, will follow during the implementation of the
Five-Year Consolidated Plan. Performance monitoring is an important component in the long-term
success of the County’s CDBG, HOME and ESG programs. The Department of Planning and Development
is responsible for ensuring that the recipients of federal funds meet the purposes of the appropriate
legislation and regulations, and that funds are disbursed in a timely manner.
The Westmoreland County Department of Planning and Development will have the primary
responsibility of monitoring the County and Consortium’s Consolidated Plan. The Department of
Planning and Development will keep records on the progress toward meeting the goals and on the
statutory and regulatory compliance of each activity.
For each activity, the Department of Planning and Development has established fiscal and management
procedures that will ensure program compliance and accountability of funds. Additionally, the
Department will ensure that the reports to the U.S. Department of Housing and Urban Development
(HUD) are complete and accurate. The programs will be subject to the Single Audit Act.
In accordance with HUD’s Community Planning and Development Notice 03-09, Westmoreland County
will implement outcomes and performance measures for the CDBG, HOME and ESG programs. In
accordance with the HUD Training Manual and Guidebook Community Planning and Development
Outcome Performance Measurement Framework, the County will incorporate HUD’s recommended
system into its IDIS reporting and its Consolidated Annual Performance and Evaluation Report (CAPER).
Minority business outreach
The purpose of the County’s Minority and Women’s Business Enterprise Policy is to outline the actions
planned by the County to affirmatively further opportunities for small businesses, minority-owned
businesses, and women-owned businesses. By merit of its participation in the U.S. Department of
Housing and Urban Development (HUD) Community Development Block Grant (CDBG) program and the
Home Investment Partnerships (HOME) program, the County of Westmoreland is obligated to comply
with the Uniform Federal Administrative requirements at 24 CFR 85.36 (e) relative to small business,
Minority, and Women’s Business (MBE/WBE) contracting.

Consolidated Plan
OMB Control No: 2506-0117 (exp. 07/31/2015)

WESTMORELAND COUNTY

118

In addition, Section 281 of the National Affordable Housing Act requires the County to establish and
carry out an MBE/WBE outreach program to encourage the involvement of minority and women-owned
businesses in HOME-funded activities.
The County of Westmoreland hereby sets as its goal for utilization of MBE/WBEs through its contracts
for public works, site clearance, demolition, housing rehabilitation and construction, supplies and
services at a target of 6% of the anticipated CDBG and HOME grants for the County.
As part of the preparation of the contract documents, the County of Westmoreland may determine a
goal and percentage amount that represents the maximum, feasible involvement of MBE/WBEs.
Individual projects, therefore, may vary from the stated percentage goal. It is expected that during the
course of any fiscal year, the total volume awarded to MBE/WBEs will approximate the above stated
goals.
The person assigned as the Local Government Coordinator for the Westmoreland County Department of
Planning and Development shall be responsible for the overall coordination, monitoring, and reporting
of MBE/WBE utilization.
Specific actions proposed to be carried out relative to affirmatively furthering opportunities for
MBE/WBE contracting include the following:
•
•
•
•
•
•

Monitoring progress on a contract-by-contract basis to determine performance
Maintain an up-to-date directory of MBE/WBE firms and include it in relevant solicitations
Utilize local electronic and print media to publish statements of MBE/WBE policy
Utilize the Pittsburgh Minority Business Development Center and other agencies to expand
MBE/WBE participation in CDBG- and HOME-funded contracts
Obtain certifications from contractors that provide information on the principals of each firm
and their percentage of ownership
Explore the availability of public and/or privately sponsored technical assistance programs
aimed at expanding the MBE/WBE utilization
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